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CHAPTER  EIGHT 

PROPERTY,  POLITICS,  THE  CONSTITUTION  AND  THE  STATE 


A)  INTRODUCTION 

It  is  a  commonplace  of  political  philosophy  that  the  western  liberal  tradition  places  great  emphasis 
on  the  freedom  of  the  individual.  This  freedom  is  often  discussed  in  terms  of  freedom  from  control 
by  others,  especially  the  state.  It  is  also  often  contended  that  private  property  serves  a  crucial  role 
in  protecting  and  enhancing  such  freedom.  Professor  Jeremy  Paul,  for  example,  states  that 
property  acts  "as  protector  of  individual  rights  against  other  citizens  and  as  safeguard  against 
excessive  government  interference":  "The  Hidden  Structure  of  Takings  Law",  (1991)  64  Southern 
California  Law  Review  1393.  The  same  point  was  made  many  years  ago  by  Morris  Cohen,  one 
of  the  leading  legal  realists,  who  argued  that  private  property  gives  those  who  have  enforceable 
claims  to  resources  power  over  their  own  lives  and  a  measure  of  power  over  the  lives  of  others: 
"Property  and  Sovereignty",  (1927)  13  Cornell  Law  Quarterly  8. 

The  enhancement  of  individual  liberty  is  therefore  often  cited  as  a  justification  for  private  property 
in  general.  More  particularly,  it  also  serves  as  an  argument  for  putting  into  private  hands  as  many 
as  possible  of  the  strands  in  the  bundle  of  rights  that  property  represents.  But  no  society  places  the 
whole  bundle  in  individual  hands,  for  all  recognise  that  to  one  degree  or  another  individual 
property  rights  must  give  way  to  society's  collective  goals.  This  is  most  obviously  achieved  by 
taxation,  but  there  are  a  host  of  others  ways  in  which  this  is  also  done,  some  of  which  we  have 
discussed  above  -  see  the  debate  over  property  and  discrimination.  The  first  substantive  section 
of  this  chapter  examines  another  area  where  public  goals  and  private  rights,  or  perhaps  the  private 
rights  of  the  few  and  the  private  rights  of  the  many,  collide  -  takings. 

The  second  section  of  this  chapter  examines  a  somewhat  different,  but  related,  aspect  of  the 
relationship  between  property  and  the  state  -  the  extent  to  which  citizens  should  have  some 
entitlement  to  a  minimum  level  of  property.  This  introductory  note  began  by  talking  about 
property  as  providing  freedom  from  government  interference.  But  it  has  long  been  recognised  that 
this  negative  liberty  is  not  the  only  kind  of  liberty.  There  is  also  such  a  thing  as  positive  liberty, 
the  freedom  to  live  a  full  life,  which  may  require  the  state  to  provide  the  means  to  do  so.  The 
second  substantive  section  examines  how  a  political  theory  that  stresses  "freedom  to"  might  alter 
current  conceptions  of  the  relation  between  property  and  the  state. 
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B)  FREEDOM  FROM:  THE  LINE  BETWEEN  REGULATION  AND  TAKING 

THE  UNITED  STATES  CONSTITUTION 


The  first  two  "takings"  cases  are  from  the  USA.  The  United  States  Constitution  contains  a  specific 
protection  for  property.  The  fifth  amendment  reads  in  part:  " . .  .nor  shall  any  person  ...  be  deprived 
of  life,  liberty,  or  property,  without  due  process  of  law;  nor  shall  private  property  be  taken  for 
public  use,  without  just  compensation".  This  originally  applied  only  to  the  federal  government, 
but  it  was  extended  to  the  states,  in  part  explicitly  and  partly  by  implication,  by  the  fourteenth 
amendment  (1868).  In  short,  the  state  may  take  property  from  the  citizen  provided  that  this  is  done 
for  a  public  purpose,  such  as  a  highway,  and  provided  fair  compensation  is  paid. 

We  are  not  concerned  here  with  the  intricacies  of  the  law  relating  to  what  a  public  purpose  is  or 
to  how  compensation  is  calculated.  The  Pennsylvania  Coal  and  Keystone  cases  are  about  whether 
the  government  has  taken  property  at  all.  If  it  has  not,  no  compensation  need  be  paid.  This  may 
sound  like  an  easy  question,  but  the  cases  show  that  it  is  not.  What  causes  the  difficulty  is  that 
almost  any  regulation  by  government  of  any  aspect  of  social  or  economic  life  will  affect  in  some 
way  the  property  rights  of  some  person  or  persons.  Anti-pollution  laws,  for  example,  limit  what 
uses  an  owner  can  make  of  land  and  in  that  sense  remove  a  strand  from  the  owner's  bundle  of 
rights.  But  this  is  not  considered  a  taking  -  or  at  least  not  generally  so,  for  one  can  find,  in  the  US 
in  particular,  people  who  say  that  practically  any  regulation  is  a  taking. 

But  assuming  that  "all  regulations  are  takings"  is  too  extreme  a  position,  it  is  also  the  case  that 
most  people  would  agree  that  the  converse  -  no  regulations  amount  to  takings  -  is  also  too  extreme. 
This  position  would  state  that  the  government  does  not  "take"  from  the  citizen  unless  it  acquires 
title  to  land  or  personal  property.  But  this  would  permit  the  state  to  prohibit  every  use,  and  thereby 
render  ownership  worthless,  without  paying  compensation. 

So  the  question  in  the  cases  is  -  where  between  these  two  extremes  is  the  line  to  be  drawn?  In 
reading  these  cases  do  not  be  confused  by  the  term  "police  power".  It  is  a  term  of  art  in  US 
constitutional  law  meaning  the  power  of  the  states  to  regulate  private  conduct  in  the  interests  of 
public  health,  welfare  and  safety. 


272 


BRITISH  AND  CANADIAN  CONSTITUTIONS 


It  is  well  known  that  neither  Britain  nor  Canada  has  a  constitutional  entrenchment  of  property 
rights  like  the  United  States.  Britain  does  not  have  a  written  constitution  (as  that  term  is  usually 
understood)  at  all.  The  Canadian  constitution  prior  to  1982  dealt  with  property,  but  only  to  assign 
jurisdiction  over  it.  While  there  were  many  who  proposed  entrenching  property  rights  in  the 
Charter  of  Rights,  this  was  not  done.  The  Canadian  Bill  of  Rights  does  contain  a  protection  for 
property  couched  in  wording  very  similar  to  that  of  the  US  fifth  amendment,  but  that  is  not  a 
constitutional  document. 

None  of  this  means,  of  course,  that  private  property  is  not  highly  valued  in  the  political  and 
constitutional  culture  of  either  Britain  or  Canada.  While  it  is  constitutionally  possible  for 
governments  in  either  country  to  seize  private  property  for  any  purpose  and  not  pay  compensation, 
actually  doing  so  would  very  likely  be  deemed  politically  illegitimate.  In  fact,  there  has  long  been 
what  might  be  termed  a  common  law  entrenchment  of  property  rights,  and  the  rules  containing  this 
are  discussed  in  Manitoba  Fisheries  below.  Manitoba  Fisheries  also  examines  the  question  of  when 
regulation  becomes  a  taking,  as  does  the  Tener  case  which  follows  it. 

While  the  Canadian  constitution  does  not  contain  a  clause  entrenching  the  right  to  property  (other 
than  those  pertaining  to  aboriginal  rights),  many  sections  of  the  Charter  do  impinge  on  property 
law  to  a  greater  or  lesser  degree.  The  injunction  against  unreasonable  search  and  seizure,  for 
example,  limits  the  state's  ability  to  enter  private  property.  More  importantly  for  our  purposes, 
the  last  decade  has  seen  a  number  of  cases  in  which  section  7  has  been  said  to  incorporate 
"economic  rights".  Some  of  these  are  reviewed  in  Haddock,  which  like  A  and  L  Investments  is 
a  case  about  whether  rent  regulation  schemes  can  be  construed  as  takings. 


MANITOBA  FISHERIES  LTD  v,  THE  QUEEN  IN  RIGHT  OF  CANADA  (1978),  88  D.L.R. 
(3d)  462  (S.C.C.) 

The  judgment  of  the  Court  was  delivered  by  RITCHIE,  J.  This  is  an  appeal  from  a  judgment  of  the  Federal  Court 
of  Appeal  dismissing  an  appeal  from  a  judgment  rendered  at  trial  by  Collier,  J.,  whereby  he  dismissed  the  action 
brought  by  the  appellant  for  a  declaration  that  it  was  entitled  to  compensation  for  the  loss  suffered  by  reason  of  the 
provisions  of  the  Freshwater  Fish  Marketing  Act,  R.S.C.  1970,  c.  F-13  (hereinafter  referred  to  as  "the  Act"). 

The  appellant  company  was  incorporated  in  1926  and  was,  from  its  earliest  days  until  May,  1969,  engaged  in  the 
purchase  of  fish  from  fishermen  in  the  various  lakes  in  Manitoba  and  the  processing  and  sale  of  these  fish  to 
customers  in  the  United  States  and  in  other  Provinces  in  Canada.  The  learned  trial  Judge  found  that  this  company 
and  others  like  it  had  over  the  years  built  up  individual  clientele  in  what  had  become  a  highly  competitive  business. 
The  following  facts  are  admitted  by  the  respondent: 

1 .  That  prior  to  1 969  the  Plaintiff  owned  and  operated  a  business  in  the  fish  exporting  industry  in  Manitoba  and  that 
the  Plaintiff's  business  consisted  entirely  of  some  or  all  of  the  activities  described  in  Section  21  (1)  of  the  ...  Act. 
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NOTES 


1)  In  Home  Orderly  Services  Ltd  v.  Government  of  Manitoba  (1987),  49  Man.  R.  246  (C.A.)  the 
plaintiff  was  in  the  business  of  providing  services  to  the  partially  disabled.  Many  of  the  recipients 
of  those  services  had  the  fees  paid  by  the  government.  In  1984  the  government  decided  to  provide 
the  services  itself  for  free,  thereby  effectively  destroying  Home  Orderly's  business.  The  company 
sued  for  compensation,  citing  Manitoba  Fisheries.  The  trial  court  struck  out  the  Statement  of 
Claim  as  disclosing  no  cause  of  action.  It  stated  that  the  Government  was  merely  providing  a 
competing  service,  which  happened  in  this  case  to  render  the  private  service  completely 
unprofitable,  but  it  had  not  prevented  Home  Orderly  from  operating.  The  Court  of  Appeal  upheld 
this  decision,  but  principally  on  the  ground  that  Home  Orderly  had  always  been  substantially 
dependent  on  the  state  for  its  survival.  The  Court  of  Appeal  stated  that  ordinarily  the  government 
must  compensate  for  a  takeover  or  the  destruction  of  a  private  commercial  venture. 

Are  both  judgments  consistent  with  Manitoba  Fisheries  and  Tener?  Are  they  in  line  with  the  views 
of  the  Ontario  Court  of  Appeal  in  A  &  L  Investments? 

2)  In  Keystone  Bingo  Centre  Inc,  v.  Manitoba  Lotteries  Foundation  et  al  (1989),  48  M.P.L.R.  41 
(Man.  Q.B.)  the  plaintiff  operated  a  commercial  bingo  hall  until  regulations  made  by  a  licensing 
commission  effectively  put  it  out  of  business.  Compensation  for  redundant  physical  assets  was 
paid,  but  the  court  rejected  a  claim  for  loss  of  business.  Following  Home  Orderly,  above,  the 
court  stated  that  while  compensation  would  be  ordered  when  government  destroyed  or  damaged 
private  enterprise,  this  was  a  case  where  the  enterprise  only  operated  at  the  sufferance  of  the 
government  which  had  the  right  to  set  licensing  terms. 

3)  In  1980  The  City  of  Winnipeg  designated  the  Fort  Garry  Hotel  as  an  historic  building.  In  1983 
the  city  refused  a  request  from  the  hotel's  owner  for  it  to  be  delisted.  Listing,  among  other  things, 
prevented  demolition  of  the  building  and  limited  the  alterations  that  could  be  made  to  it.  After 
years  of  losses,  the  owners  sued  for  compensation  for  loss  of  value  of  land  and  losses  incurred  in 
the  running  of  the  hotel.  The  court,  in  Harvard  Investments  Ltd,  v.  City  of  Winnipeg  (1994),  54 
L.C.R.  163  (Man.  Q.B.),  summarised  one  of  the  owner's  arguments  thus:  "The  listing.  Harvard 
argued,  was  tantamount  to  an  expropriation  in  that  it  deprived  Harvard  of  certain  of  its  rights  of 
property  and  ownership  to  the  hotel  by  converting  such  rights  and  ownership  to  the  City.  An 
example  of  such  deprivation  ...  was  the  right  to  demolish  the  hotel".  The  trial  court's  response  to 
this  argument  was  as  follows: 

"The  listing  ...  was  not  a  statutory  or  regulatory  taking  as  such.  It  did  not  deprive  the  owner  ... 
of  its  title  to  and  possession  of  the  land.  It  did,  however,  prevent  the  owner  ...  from  doing  with 
the  hotel  building  as  it  saw  fit....  While  this  may  be,  as  Harvard  argued,  an  effective  deprivation 
comparable  to  a  taking  of  the  owner's  equity  in  the  land,  it  is  not,  in  my  opinion,  compensable. . . . 
I  am  in  agreement  with  the  City's  position  that  the  listing  and  designation  of  the  hotel  was  merely 
an  exercise  of  a  regulatory  power  similar  to  the  regulation  of  the  use  of  lands  through  a  zoning  by¬ 
law.  While  it  may  have  the  effect  of  limiting  and  curtailing  the  use  of  the  lands,  it  does  not  amount 
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to  a  taking  nor  does  it  vest  any  rights  to  the  property  in  the  City". 

Harvard  appealed.  Two  judgments  were  written  in  the  Court  of  Appeal.  Philp  JA,  for  himself  and 
Kroft  JA,  stated  that:  "There  was  a  'taking  away'  when  the  hotel  was  listed  ...,  in  that  the  effect 
of  the  listing  was  to  preserve  in  perpetuity  the  exterior  of  the  hotel  and  certain  described  interior 
elements.  But  there  was  evidence  that  the  listing,  and  the  hotel's  historic  elegance  which  the  listing 
preserved,  were  a  marketing  tool  of  some  significance  to  the  hotel's  operation.  And  ...  the  City 
acquired  nothing;  nothing  was  added  to  the  value  of  public  property".  As  a  result,  listing  was 
"akin  to  the  limitations  that  zoning  and  planning  regulations  may  impose  upon  a  property."  Philp 
JA  cited  Tener  for  the  proposition  that  to  constitute  a  taking  action  short  of  expropriation  of  title 
must  add  value  to  public  property. 

Having  rejected  Harvard's  claim,  Philp  JA  nonetheless  went  on  to  make  some  general  comments. 
He  stated  that  he  was  not  holding  that  an  historic  listing  "will  never  give  rise  to  a  claim  for 
damages".  That  is,  if  a  listed  building  "becomes  commercially  impracticable"  either  because  of 
the  listing,  or  as  a  result  of  a  combination  of  that  listing  and  other  factors,  such  facts  "may  amount 
to  a  taking  and  entitle  an  owner  to  compensation". 

Twaddle  JA  delivered  a  separate  concurring  opinion.  He  began  by  noting  that  in  both  Manitoba 
Fisheries  and  Tener  the  Supreme  Court  had  approved  the  De  Kevser's  rule,  and  had  also  "offered 
guidance  as  to  what  constitutes  a  taking".  He  thought  this  guidance  was  that  there  were  "two 
elements  to  a  taking".  First,  "the  acquisition  of  an  asset  by  the  authority  involved",  and,  second, 
"the  complete  extinguishment  of  an  asset's  value  to  the  owner".  Neither  of  these  elements  was 
present  in  the  case  before  him.  First,  the  hotel  was  put  out  of  business  more  by  mismanagement 
than  by  the  historic  designation,  and  the  city  had  not  acquired  the  hotel.  Twaddle  JA  then  went 
on  to  say  that  "if  an  owner  is  deprived  of  the  right  to  demolish  a  building  by  reason  its  historical 
designation,  the  owner  may  well  have  a  claim  for  compensation.  It  would,  however,  be  necessary 
for  the  owner  to  establish  the  building  to  be  virtually  useless  . . .  and  its  value  thus  completely 
extinguished".  In  these  circumstances  the  first  of  his  two  elements  would  also  be  met:  "if  such 
circumstances  had  been  proved  to  exist,  my  own  view  is  that  a  notional  taking  could  be  deemed 
to  exist  as  the  city  would  have  preserved  a  monument  for  the  benefit  of  its  citizens  at  the  cost  of 
a  private  owner.  That  would  be  particularly  so  where,  as  in  this  case,  the  city  subsequently 
acquired  the  property  on  a  tax  sale.  It  could  then  be  said  that  the  tax  sale,  and  the  city's  acquisition 
of  the  property,  flowed  from  the  historical  designation  which  reduced  the  value  of  the  property 
to  nil  and  made  the  payment  of  real  property  taxes  pointless.  Conceptually,  then,  I  see  the 
historical  designation  of  a  building  as  having  the  potential  of  being  an  expropriation,  but  only  in 
the  most  limited  of  circumstances". 

4)  Twaddle  J.A.’s  statement  in  Harvard  Investments  that  “the  complete  extinguishment  of  the 
asset’s  value  to  the  owner”  could  constitute  a  taking  was  refuted  by  Cromwell  J.A.  in  Attorney 
General  of  Nova  Scotia  v.  Mariner  Real  Estate  Limited  et  al  (1999),  177  D.L.R.  (4th)  696 
(N.S.C.A.).  He  asserted  that  neither  Manitoba  Fisheries  nor  Tener  suported  this  conclusion, 
because  in  neither  case  was  it  the  loss  of  economic  value  that  triggered  a  finding  of  a  taking,  but 


292 


the  fact  that  the  regulations  respectively  prevented  the  company  from  carrying  on  business  at  all 
and  denied  all  access  to  the  minerals.  It  may  be,  he  went,  that  “the  distinction  between  the  value 
of  land  and  interests  in  land  is,  in  one  sense,  highly  technical”,  but  it  was  nonetheless  a 
fundamental  one. 

5)  Remember  that  in  chapter  two  we  looked  at  arguments  that  the  courts  should  find  that  there 
were  property  rights  in  certain  intangibles  not  previously  recognised  as  conferring  such  rights:  see 
Caratun  et  al.  The  following  article  from  the  Globe  and  Mail.  24  March  1998,  by  Terence 
Corcoran  (obviously)  deals  with  the  relationship  between  the  creation  of  new  property  rights  and 
possible  claims  for  compensation  for  expropriation: 

At  the  Great  Canadian  Superstore  in  Langley,  B.C.,  the  recent  price  of  four  litres  of  2%  milk  was 
$3.69.  Across  the  U.S.  border  in  Blaine,  Wash.,  the  Canadian  dollar  equivalent  price  was  $2.60. 
The  milk  price  gap,  a  40%  premium  paid  by  Canadians,  is  the  final  insult  of  the  great  consumer 
ripoff  known  as  the  national  supply  management  system,  an  elaborate  structure  of  controls, 
regulations,  quotas,  and  back-room  deal  making  that  Ottawa  maintains  to  limit  the  supply  of 
agricultural  output  and  keep  prices  high.  Under  supply  management,  protected  by  import 
restrictions  and  high  tariffs,  Canadians  pay  billions  of  dollars  more  each  year  for  scores  of 
products,  from  cheese  to  chickens  and  eggs,  with  the  money  flowing  mostly  from  consumers  to 
farmers.  Now,  behind  the  scenes,  an  even  more  twisted  distortion  is  developing,  one  that  could 
cost  consumers  and  taxpayers  billions. 

As  the  prospect  of  ending  supply  management  grows  under  pressures  created  by  international  trade 
agreements,  farmers  are  likely  to  begin  claiming  compensation  for  their  losses.  "The  effect  of 
supply  management  has  been  to  create  a  set  of  property  rights  related  to  the  ownership  of  quota" , 
University  of  British  Columbia  professor  William  Stanbury  said  in  a  paper  on  a  looming  property 
rights  debacle  in  the  supply  management  sectors.  Quota  is  the  right  to  sell  a  farm  product  such  as 
milk  through  a  supply  management  board.  In  milk  alone,  Prof.  Stanbury  calculates  that  at  current 
prices  for  quota  -  the  amount  of  money  a  farmer  must  pay  to  purchase  the  right  to  produce  a 
quantity  of  milk  -  the  potential  total  value  of  "property  rights"  claims  by  farmers  could  exceed  $11 
billion.  The  Stanbury  paper  was  one  of  more  than  a  dozen  delivered  over  the  past  weekend  at  a 
conference  put  on  by  the  Canadian  Property  Rights  Research  Institute,  a  Calgary  organization 
dedicated  to  championing  property  rights  across  Canada.  For  the  most  part,  property  rights 
activists  focus  on  how  governments  take  away  property  rights.  Other  papers  examined  how  rights 
have  been  systematically  diminished,  with  case  studies  on  Ontario's  rent  control  regime,  the 
Canadian  Wheat  Board,  the  environment,  intellectual  property,  and  gun  control. 

Prof.  Stanbury 's  paper  tackled  the  opposite,  but  no  less  alarming  problem  of  how  governments 
create  artificial  property  rights  by  regulation,  and  then  how  the  owners  of  those  rights  are  likely 
to  claim  compensation  if  the  rights  are  removed.  In  farm  product  supply  management,  the  value 
of  these  rights  -  essentially  the  right  to  gouge  consumers  -  has  skyrocketed.  The  milk  quota  is  the 
right  to  produce  one  kilogram  of  butter  fat  daily.  The  latest  March  price  for  quota  traded  on  the 
Dairy  Farmers  of  Ontario  quota  exchange  was  $16,501.  Lower  prices  exist  in  Manitoba  and  the 
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western  provinces....  Using  national  averages,  Prof.  Stanbury  calculates  that ...  the  total  value  of 
the  milk  quotas  is  $1 1 .8  billion.  The  numbers  are  staggering.  On  a  per  cow  basis  (there  are  about 
1.1  million  in  the  country)  the  value  of  quota  is  $10,161.  This  compares  with  the  value  of  cows, 
about  $1,000  each. 

On  a  per  farm  basis  (average  49  cows  for  each  farm),  the  value  of  quota  is  about  $497,000.  At 
that  price,  the  value  of  quota  is  about  equal  to  the  average  cost  of  the  land,  buildings,  equipment 
and  cows  for  an  average  49  cow  operation.  The  value  of  quota  has  fluctuated  widely  over  the  past 
two  decades,  but  a  recent  analysis  of  price  performance  shows  that  milk  quotas  have  outperformed 
the  Toronto  Stock  Exchange  composite  index. . . .  The  quota  values  have  real  consequences.  Banks 
grant  farmers  loans  secured  by  quota.  Farmers  and  investors  have  real  money  at  stake.  The  result 
is  the  creation  of  what  Prof.  Stanbury  describes  as  a  "form  of  property  rights"  that  now  has  large 
economic  value,  and  an  army  of  "owners"  with  a  strong  interest  in  lobbying  government  to 
maintain  and  protect  those  rights.  "If  supply  management  were  abolished  and  all  tariffs  and  quotas 
were  removed,  the  investment  in  quota  would  disappear."  The  question  posed  by  Prof.  Stanbury 
is  whether  these  rights  should  be  protected:  "What  is  an  ethical  approach  to  the  economic  value 
of  property  rights  or  quotas  created  by  government  at  the  behest  of  a  narrow  interest  group,  and 
which  are  owned  by  the  members  of  the  group?"  He  doesn't  provide  an  answer.  It  shouldn't  be 
too  difficult,  however,  to  see  that  there  are  no  true  property  rights  to  protect  here.  Ethically,  as 
well  as  economically,  supply  management  is  a  cartel  put  in  place  by  government  to  restrict  supply 
and  rob  consumers  to  pay  the  farmers.  Removing  the  system  would  restore  the  market  rights  of 
consumers,  which  have  been  appropriated  by  the  cartel  for  the  past  25  years. 


300 


CHAPTER  NINE 
ABORIGINAL  RIGHTS 


A)  INTRODUCTION 


This  chapter  provides  a  necessarily  brief  introduction  to  the  subject  of  aboriginal  rights  in  land. 
The  issue  of  aboriginal  rights  has  in  the  last  two  decades  become  an  increasingly  important  legal 
and  political  one  in  Canada;  it  has  also  received  much  attention  in  recent  years  in  the  courts  and 
legislatures  of  Australia  and  New  Zealand  and,  to  a  lesser  extent,  in  the  USA. 

The  chapter  begins  with  a  review  of  the  leading  aboriginal  rights  cases  from  the  1970s  and  1980s, 
which  are  about  the  common  law  of  aboriginal  title.  Thereafter  we  look  at  aboriginal  rights, 
including  aboriginal  rights  to  the  use  of  land,  in  the  context  of  the  entrenchment  of  aboriginal 
rights  in  section  35  of  the  Constitution.  Since  that  entrenchment  the  topic  of  aboriginal  rights  has 
become  a  constitutional  issue  as  well  as  a  matter  of  "property"  law,  and  we  will  bring  together  the 
constitutional  and  property  courses  for  this  part  of  the  course.  Indeed,  you  will  see  that  this 
chapter  is  very  short,  because  most  of  the  cases  are  in  the  Constitutional  Law  casebook,  and  there 
is  no  point  in  reproducing  them  twice. 

Before  reading  the  cases,  three  general  points  should  be  borne  in  mind. 

First,  the  nature  and  extent  of  aboriginal  rights  described  here  are  the  rights  recognized  by  the 
Canadian  legal  system.  This  is  not  necessarily  the  set  of  rights  to  which  the  indigenous  peoples 
themselves  claim  to  be  entitled. 

Second,  aboriginal  rights  are  legally  enforceable  in  the  same  sense  as  any  other  legally  recognised 
right  is  enforceable,  against  both  the  State,  and  other  residents  within  the  State.  They  are  rights 
which  the  indigenous  peoples  possess  which  are  not  possessed,  and  cannot  be  possessed,  by 
non-native  persons  within  the  State. 

Third,  in  this  chapter  the  term  aboriginal  rights  does  not  refer  to  treaty  rights.  The  rights  discussed 
here  arise  independent  of  any  treaty. 
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ABORIGINAL  TITLE  AFTER  CALDER 


Calder  is  now  seen  as  the  first  modern  case  establishing  the  existence  of  an  aboriginal  title,  even 
though  at  the  time  only  a  minority  of  the  judges  clearly  accepted  this  notion.  As  Calder 
demonstrates,  the  question  of  the  existence  of  an  aboriginal  title  and/or  aboriginal  rights  is 
adjudicated  on  the  basis  of  occupation  and  use  at  the  time  of  the  assertion  of  sovereignty.  The 
aboriginal  right  attaches  to  land  occupied  and  used  by  aboriginal  peoples  as  their  traditional  home 
prior  to  the  assertion  of  sovereignty.  Thus  the  content  of  aboriginal  rights  may  vary  from  case  to 
case;  aboriginal  rights  are  fact  and  site  specific.  The  nature  and  content  of  the  right,  and  the  area 
within  which  the  right  was  exercised,  are  questions  of  fact.  Two  cases  litigated  between  Calder 
(1973)  and  Sparrow  (1991,  reproduced  below)  have  proved  important  in  the  development  of  the 
law. 

First,  in  Hamlet  of  Baker  Lake  v.  Minister  of  Indian  Affairs  and  Northern  Development  (1979), 
107  D.L.R.(3d)  513  (F.C.T.D),  Mahoney  J.  considered  a  claim  by  the  Inuit  inhabitants  of  the 
eastern  Arctic  that  their  lands  in  the  Baker  Lake  area  were  subject  to  their  rights  to  hunt  and  fish. 
They  also  asked  for  an  order  restraining  the  government  from  issuing  land  use  permits, 
prospecting  permits,  and  mining  leases,  and  from  recording  mining  claims  which  would  allow 
mining  activities  in  the  area,  and  an  order  stopping  the  mining  companies'  operations.  The  court 
heard  the  testimony  of  two  leading  archaeologists  who  had  worked  in  the  area.  They  gave  evidence 
of  occupation  and  activity  in  the  area  during  the  "pre-historic"  period  (starting  45,000  years  ago) 
and  the  historic  period  (from  1610),  including  carbon  dating  of  artifacts  discovered.  They  also 
gave  evidence  that  Chipewayn  Indians  moved  north  at  some  point  and  hunted  on  the  more 
southerly  lands  of  the  area  claimed.  The  court  also  reviewed  documentary  evidence  about 
European  penetration,  including  the  timing  of  settlement.  There  was  also  testimony  from  Innuit 
witnesses  regarding  their  personal  recollection  of  the  Innuit  way  of  life  before  and  after  settlement 
in  the  town  of  Baker  Lake  itself.  This  was  supplemented  by  evidence  produced  through  an 
extensive  series  of  interviews  with  the  resident  Innuit  regarding  the  contemporary  Baker  Lake 
Innuit  community;  attention  was  paid  to  the  importance  of  hunting  caribou  and  fishing  to  the 
community's  survival. 

Mahoney  J.  held  that  Calder  provided  "solid  authority  for  the  general  proposition  that  the  law  of 
Canada  recognises  the  existence  of  an  aboriginal  title  independent  of  the  Royal  Proclamation  or 
any  other  prerogative  act  or  legislation.  It  arises  at  common  law".  He  also  stated  that  aboriginal 
title  arose  from  the  fact  that  when  the  settlers  came,  "the  aboriginal  people  were  already  there, 
organized  in  societies  and  occupying  the  land  as  their  forefathers  had  done  for  centuries."  These 
facts  are  used  as  the  basis  for  aboriginal  rights  and  title.  Mahoney  J.  then  turned  to  how  one 
determines  whether  there  is  aboriginal  title  in  a  particular  case.  He  laid  down  four  requirements 
to  be  met: 

1.  That  the  plaintiffs  and  their  ancestors  were  members  of  an  organized  society; 

2.  That  the  organized  society  occupied  the  specific  territory  over  which  the  Aboriginal  title  is 
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asserted; 

3.  That  the  occupation  was  to  the  exclusion  of  other  organized  societies; 

4.  That  the  occupation  was  an  established  fact  at  the  time  sovereignty  was  asserted  by  England. 

All  of  these  requirements  were  met  in  the  Baker  Lake  case.  The  court  held  that  the  first  did  not 
require  "proof  of  the  existence  of  a  society  more  elaborately  structured  than  is  necessary  to 
demonstrate  that  there  existed  among  the  aborigines  a  recognition  of  the  claimed  rights, 
sufficiently  defined  to  permit  their  recognition  by  the  common  law  upon  its  advent  to  the 
territory".  The  Innuit  did  have  an  organized  society,  organized  to  exploit  the  resources  available 
and  essential  to  human  life;  it  was  not  an  "elaborate"  society,  for  all  they  could  do  was  hunt  and 
fish  and  survive,  and  therefore  their  aboriginal  title  "encompasses  only  the  right  to  hunt  and  fish 
as  their  ancestors  did."  The  second  requirement,  that  of  occupation,  was  also  met.  Mahoney  J. 
stated  that  the  nature,  extent  or  degree  of  physical  presence  on  the  land  required  is  to  be 
determined  in  each  case  by  a  subjective  test.  The  Inuit  would  have  occupied  the  lands  in  ways 
different  from  Indian  societies  to  the  south,  particularly  as  there  was  for  the  most  part  no  pressure 
or  competition  from  other  groups.  Moreover,  "the  exigencies  of  survival  dictated  the  sparse,  but 
wide-ranging,  nature  of  their  occupation".  That  is,  "To  the  extent  that  human  beings  were  capable 
of  surviving  on  barren  lands,  the  Inuit  were  there:  to  the  extent  that  the  barrens  lent  themselves 
to  human  occupation,  the  Innuit  occupied  them."  The  third  requirement,  exclusivity,  led  to  a 
mixed  result.  On  the  basis  of  archaeological  and  historical  evidence  the  court  found  that  the 
boundary  between  the  Inuit  and  the  Indian  land  to  the  south  was  inside  the  Baker  Lake  area 
claimed  by  the  Inuit.  The  result  was  that  Mahoney  J.  excluded  some  southerly  portions  of  the  land 
claimed  because  the  Chipewayn  Indians  had  used  the  land  as  well  as  the  Inuit.  On  the  fourth 
requirement,  Mahoney  J.  found  that  "at  the  time  of  England  asserted  sovereignty  over  the  barren 
lands  west  of  Hudson  Bay  the  Inuit  were  the  exclusive  occupants"  of  a  particular  portion  of  the 
territory. 

Thus  "an  aboriginal  title  to  that  territory,  carrying  with  it  the  right  freely  to  move  about  and  hunt 
and  fish  over  it,  vested  at  common  law  in  the  Inuit"  as  of  the  time  of  the  assertion  of  sovereignty. 

The  Baker  Lake  test  has  been  cited  often,  but  is  now  subject  to  at  least  two  qualifications.  First, 
doubt  has  been  cast  on  the  third  requirement  -  that  of  exclusivity  -  in  a  claim  for  aboriginal  title. 
In  any  event,  there  is  likely  no  need  for  exclusivity  if  the  claim  is  for  some  particular  right  -  such 
as  a  right  to  hunt  -  rather  than  for  aboriginal  title.  Second,  as  the  Sparrow.  Van  der  Peet  and 
Gladstone  cases  discussed  below  demonstrate,  the  Supreme  Court  has  also  added  the  requirement 
that  to  be  an  aboriginal  right  an  historical  practice  must  be  "an  integral  part"  of  the  "distinctive 
culture"  of  the  people  in  question. 

Baker  Lake  also  discussed  the  nature  of  an  "aboriginal  title".  Here  Mahoney  J.  noted  that 
"Canadian  courts  have  ...  successfully  avoided  the  necessity  of  defining  just  what  an  aboriginal 
title  is".  One  thing  that  was  clear,  however,  is  that  it  "was  not  a  proprietary  right". 
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The  second  important  case  is  Guerin  v.  The  Queen,  reproduced  in  the  Constitutional  Law 
casebook. 


C)  ABORIGINAL  RIGHTS  AND  THE  CONSTITUTION:  SECTION  35.  EXTINGUISHMENT 

AND  REGULATION 


Read  the  Sparrow.  Van  der  Peet.  and  Gladstone  cases  in  the  Constitutional  Law  casebook. 


D)  ABORIGINAL  TITLE  AND  THE  CONSTITUTION 
Read  the  Delgamuukw  case,  in  the  Constitutional  Law  casebook. 


■ 
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CHAPTER  TEN 

INTRODUCTION  TO  LANDLORD  AND  TENANT  LAW: 
THE  NATURE  OF  THE  LEASEHOLD  RELATIONSHIP 


A)  INTRODUCTION 

The  principal  characteristic  of  the  landlord-tenant  relationship  at  common  law  is  that  the  leasehold 
interest  is  conceived  of  as  an  estate  in  land.  While  the  relationship  of  landlord  and  tenant  is  created 
by  contract,  the  relationship  itself  is  not  a  contractual  but  a  property  relationship.  In  this  sense  it 
is  the  same  as  the  relationship  between  a  buyer  and  seller  of  land;  they  may  contract  to  buy  and 
sell,  but  once  they  have  done  so  they  are  not  in  a  continual  contractual  relationship  that  may 
modified  by  negotiation  or  even  breached.  The  buyer  has  an  estate  and  can  exclude  the  seller; 
dealings  between  the  two  are  at  an  end. 

So  too  in  the  classical  conception  of  the  leasehold  estate.  Once  the  tenant  has  the  lease  he  or  she 
has  an  estate  and  the  absolute  right  to  exclusive  possession  against  all  the  world,  including  the 
landlord,  for  so  long  as  the  term  of  the  lease  provides.  All  the  landlord  has  is  the  reversion  -  the 
right  to  retake  possession  and  full  rights  when  the  tenant's  estate  is  at  an  end. 

The  landlord-tenant  relationship  is  thus  a  relationship  created  by  contract,  express  or  implied,  in 
which  a  person  with  an  interest  in  real  property  -  the  landlord  or  lessor  -  grants  a  lesser  interest 
in  that  property  to  the  tenant  or  lessee.  The  technical  term  for  lease  is  demise,  and  the  leased  land 
is  often  referred  to  as  the  "demised  premises".  The  lesser  interest  demised  is  that  of  exclusive 
possession  of  land  for  a  definite  or  potentially  definite  period  of  time.  A  leasehold  estate  cannot 
be  of  uncertain  duration. 

The  remainder  of  this  chapter  expands  on  the  point  that  a  lease  confers  an  estate  in  land,  not 
merely  certain  contractual  rights  and  obligations,  by  examining  the  distinction  between  leases  and 
licences,  the  doctrine  of  the  independence  of  covenants,  and  the  legal  consequences  that  flow  from 
physical  abandonment  of  the  demised  premises  by  the  tenant. 

This  chapter  deals  with  the  common  law  of  landlord  and  tenant.  The  common  law  has  now  been 
superseded  in  the  area  of  residential  tenancies  by  statutory  reform.  Only  minor  statutory  changes 
have  affected  non-residential  tenancies,  which  are  therefore  still  largely  governed  by  traditional 
common  law  principles.  Thus  the  principles  of  law  discussed  in  this  chapter  and  the  next  concern 
commercial,  or  non-residential,  tenancies  only. 


315 


B)  LEASES  AND  LICENCES 

It  is  one  thing  to  say  that  a  lease  is  the  grant  of  a  leasehold  estate,  but  knowing  that  will  not  tell 
you  whether  a  particular  agreement  constitutes  a  lease  or  some  other  arrangement  between  the 
parties  over  use  of  land.  The  most  common  "other"  legal  form  to  an  alleged  lease  is  a  licence, 
which  is  simply  permission  to  use  land  for  some  purpose.  If  you  let  somebody  park  in  your 
driveway,  for  example,  you  have  granted  them  only  a  licence.  Knowing  which  cf  the  two  has  been 
created  in  any  agreement  is  often  vital,  for  at  common  law  a  licence  is  revocable  at  any  time  by 
the  licensor.  [Equity  will  enforce  a  contractual  licence,  one  in  which  consideration  has  been  paid, 
but  even  then  it  is  effectively  revocable  provided  damages  are  paid.] 

An  obvious  example  of  an  agreement  that  could  be  a  lease  or  a  licence,  and  of  the  importance  that 
flows  from  deciding  which  is  involved,  comes  from  thinking  of  a  superintendent  in  an  apartment 
building.  He  or  she  works  for  the  owner  and  usually  lives  in  one  of  the  apartments.  If  the 
agreement  to  occupy  the  apartment  was  construed  as  being  only  a  licence,  as  but  one  term  of  many 
in  the  contract  of  employment  and  given  in  order  to  make  it  easier  to  carry  out  the  terms  of 
employment,  the  superintendent  would  have  no  legal  protection  outside  any  terms  contained  in  the 
licence,  the  contract.  If  the  same  agreement  to  occupy  was  seen  as  a  lease,  and  therefore 
completely  independent  of  the  employment  relationship,  the  superintendent  could  claim  whatever 
protection  the  jurisdiction's  legal  regime  chose  to  give  to  tenants,  whether  or  not  he  or  she 
continued  to  work  for  the  owner.  As  it  happens,  this  situation  is  largely  covered  by  a  provision 
of  the  Tenant  Protection  Act  in  Ontario,  but  the  example  should  help  to  point  up  the  significance 
of  the  lease/licence  distinction. 

However,  stating  which  consequences  flow  from  whether  an  agreement  for  the  occupation  of  land 
is  a  lease  or  a  licence  is  easier  than  deciding  whether  that  agreement  is  a  lease  or  a  licence.  Indeed, 
this  can  be  quite  a  difficult  question.  If  an  agreement  is  uncertain  as  to  duration,  it  will  be  a 
licence.  But  certainty  of  duration  is  only  a  necessary,  not  a  sufficient  condition,  for  a  lease. 
Beyond  that,  the  cases  reveal  two  approaches  to  deciding  whether  a  particular  agreement  is  a  lease. 
One  line  of  cases  states  that  if  the  agreement  grants,  or  intends  to  grant,  exclusive  possession  for 
a  fixed  time  it  is  a  lease.  That  is,  the  only  thing  that  matters  is  whether  the  right  to  exclusive 
possession  has  been  granted.  If  it  has,  the  agreement  is  a  lease  and  grants  an  estate,  whether  or 
not  it  uses  the  word  licence  100  times.  Another,  more  recent,  line  of  cases  suggests  that  it  is  the 
intention  of  the  parties  that  matters;  if  they  intend  to  be  landlord  and  tenant,  then  the  court  will 
give  effect  to  that  intention.  Thus  a  document  that  looks  like  a  licence  can  be  held  to  be  a  lease 
because  of  its  language,  so  that  exclusive  possession  is  granted  to  the  lessee  irrespective  of  what 
the  document  says.  Conversely,  by  this  approach  a  document  that  grants  exclusive  possession  for 
a  term  can  be  held  to  be  a  licence  because  the  parties  call  it  a  licence. 

The  two  cases  excerpted  below  represent  these  two  approaches,  although  you  may  not  find  it  easy 
to  distinguish  between  them.  One  complicating  factor  is  that  both  agreements  creating  licences  and 
leases  invariably  contain  a  variety  of  ancillary  terms,  relating  to  matters  beyond  the  simple 
question  of  the  right  to  occupy  the  land.  These  terms  will  be  characterised  as  contractual  terms  if 
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the  agreement  is  held  to  be  a  licence,  or  what  are  called  covenants  if  it  is  a  lease.  The  ancillary 
terms  often  serve  to  limit  the  tenant's  rights  of  exclusion,  as  they  do  in  each  of  the  two  cases 
below.  One  might  be  tempted  to  say  that  any  such  limit  means  that  exclusive  possession  has  not 
been  granted.  Alternatively  and  conversely  (or  perhaps  perversely)  one  might  be  able  to  say  that 
such  limits  are  the  work  of  the  tenant,  and  therefore  an  exercise  of  his  or  her  rights  of  exclusive 
possession. 


RE  BRITISH  AMERICAN  OIL  CO  LTD  AND  DEPASS  (1959),  21  D.L.R.  (2d)  1 10  (Ont  C.A.) 

SCHROEDER  J.A.  On  September  3,  1959,  the  appellant,  the  British  American  Oil  Co.  Ltd.,  as  landlord,  made 
application  to  His  Honour  Judge  Macdonell  in  the  County  Court  in  the  County  of  York  for  an  order  for  a  writ  of 
possession  directed  to  the  Sheriff  of  the  County  of  York,  directing  that  official  forthwith  to  place  the  applicant  in 
possession  of  the  service  station  premises  located  at  120  Fleet  St.  in  the  City  of  Toronto,  which  said  premises  were 
more  particularly  described  in  a  lease  entered  into  between  the  applicant  as  landlord  and  Jack  Halpert  as  tenant  on 
February  6,  1959.  On  the  same  date  a  similar  application  was  made  for  an  order  for  a  writ  of  possession  with  respect 
to  service  station  premises  located  at  929  Queen  St.  East  in  the  City  of  Toronto,  and  more  particularly  described  in 
a  certain  lease  entered  into  between  the  applicant  as  landlord  and  the  respondent,  Richard  DePass,  as  tenant,  on 
February  6,  1959.  The  grounds  of  the  said  applications  were  that  the  leases  entered  into  between  the  parties  had  been 
validly  determined  as  of  August  24,  1959,  by  service  of  a  notice  to  quit  dated  July  25,  1959,  given  by  the  landlord 
pursuant  to  the  terms  of  the  said  leases.  It  was  alleged  that  the  tenants,  having  wrongfully  refused  to  go  out  of 
possession,  were  overholding  tenants  without  permission  of  the  landlord  or  right  to  possession  or  occupancy,  and 
that  they  wrongfully  held  possession  against  the  landlord.  Each  of  the  said  applications  was  dismissed  with  costs. 
From  these  two  orders  British  American  Oil  Co.  now  appeals.... 

On  February  6,  1959,  the  parties  signed  a  document  described  as  a  service  station  lease,  and  on  the  same  date  they 
signed  a  separate  agreement  described  as  an  "equipment  loan  and  retail  dealer  sales  agreement".  Both  respondents 
are  described  in  the  former  instrument  as  "tenant".  It  was  provided  in  the  leases  that  in  consideration  of  the  rents, 
covenants  and  agreements  thereinafter  reserved  on  the  part  of  the  tenant  to  be  paid,  kept,  observed  and  performed, 
the  British  American  Oil  Co.  did  demise  and  lease  unto  the  tenant  the  lands  and  premises  therein  described,  followed 
by  a  habendum  clause  in  the  terms  following:  "To  have  and  to  hold  the  said  premises  for  the  term  of  one  month  to 
commence  on  the  1st  January,  1959,  and  end  on  the  31st  January,  1959,  subject  to  earlier  termination  as  herein 
provided."  It  was  further  stipulated  that  the  leases  should  "automatically  renew"  themselves  on  the  same  terms  and 
conditions  (including  this  particular  provision  for  automatic  renewal)  unless  written  notice  of  termination  was  given 
by  either  party  to  the  other  at  least  30  days  prior  to  the  expiration  of  the  term  or  any  renewal  thereof,  or  unless  the 
lease  or  any  renewal  thereof  had  been  terminated  by  the  British  American  Oil  Co.  as  thereinafter  provided.  The 
Retail  Dealer  Sales  Agreement  made  on  the  same  date  obligated  the  lessee  to  sell  only  the  products  of  the  British 
American  Oil  Co.  on  the  terms  and  conditions  therein  set  forth,  and  also  contained  a  list  of  the  equipment  furnished 
by  the  company  to  the  tenants  on  loan  upon  the  terms  and  conditions  fully  set  forth  in  that  contract. 

The  problem  in  this  appeal  is  to  decide  what,  upon  the  facts,  is  the  true  legal  relationship  between  the  parties.  The 
County  Court  Judge  thought  that  it  was  that  of  licensor  and  licensee  and  accordingly  held  that  the  summary  procedure 
for  which  provision  was  made  in  Part  III  of  the  Landlord  and  Tenant  Act  could  not  be  invoked  by  the  appellant. 

Counsel  for  the  tenants  submitted  to  this  Court  that  the  true  legal  relationship  was  that  of  licensor  and  licensee.  He 
contended  that  on  a  proper  construction  of  the  formal  documents  and  on  an  accurate  appraisal  of  the  proper 
inferences  to  be  drawn  from  the  surrounding  circumstances  and  the  conduct  of  the  parties,  the  respondents  should 
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When  in  consideration  of  the  tenant's  covenant  to  pay  rent  and  do  those  things  required  of  him,  the  landlord  demised 
the  premises  to  the  tenant  surely  except  in  unusual  circumstances  only  an  express  restriction  as  to  possession  and 
control  should  be  regarded  and  restrictions  should  not  be  read  into  the  document  because  of  positive  covenants  on 
the  part  of  the  landlord  as  are  found  in  cl.  6. 

This  "Lease  Agreement"  provided  for  the  demise  of  the  premises  and  for  carrying  on  of  a  business  there.  In  such 
circumstances  I  should  think  that  it  was  really  unnecessary  to  include  covenants  to  provide  for  the  tenant’s  occupancy 
of  the  premises  or  the  installation  of  the  machinery  and  equipment  needed  for  the  business  contemplated  by  the 
parties  and  the  access  to  the  premises  of  those  persons  to  be  served.  I  should  think  that  the  right  of  the  tenant 
appellant  to  enter  and  reach  the  demised  premises  in  a  multiple  occupancy  building  should  be  implied  with  the  demise 
and  in  circumstances  such  as  these  it  was  really  unnecessary  to  require  a  covenant  to  permit  the  installation, 
maintenance,  replacement  and  removal  of  the  automatic  machines.  Further,  perhaps  because  the  appellant  was  a 
limited  company  and  carried  on  business  by  its  employees  and  agents,  it  considered  it  better  to  obtain  the  covenant 
cl.  6(b)  and  it  was  no  doubt  prudent  to  obtain  the  covenant  cl.  6  (a)  when  at  the  same  time  obtaining  from  the 
landlord  its  covenant  with  respect  to  competition.  As  to  cl.  6(c)  the  tenants  of  the  building  were  to  be  the  appellant's 
customers  and  if  the  demised  premises  were  to  be  kept  locked  and  used  only  for  the  purposes  as  the  parties  intended 
at  any  hour  of  the  night  or  day,  it  was  also  prudent  for  the  appellant  to  obtain  the  covenant  in  cl.  6  (c). 

None  of  these  covenants  make  the  appellant's  possession  any  the  less  exclusive;  none  of  these  covenants  relinquish 
any  control  by  the  appellant  to  the  landlord;  indeed  to  the  contrary,  they  assure  the  appellant’s  exclusive  possession 
and  assure  its  control  and  occupancy.  In  the  circumstances,  I  hold  that  the  document  was  intended  to  and  did  in  fact 
confer  upon  the  appellant  exclusive  possession  and  exclusive  control  of  the  demised  premises.  Under  this  agreement 
the  landlord  had  no  right  to  possession  and  no  right  to  control  of  the  demised  premises.  Conversely,  the  appellant 
alone  had  these  rights  and  with  them  all  of  the  obligations  and  liabilities  of  a  tenant.  The  document  is  a  valid  lease 
and  the  defendant  has  breached  it  as  alleged.... 

In  the  result,  then,  the  appeal  is  allowed.... 


NOTES 


1)  In  recent  years  there  has  been  much  litigation  in  the  English  courts  over  the  lease/licence  test, 
principally  because  English  statutes  protecting  tenants'  rights  apply  only  when  the  tenant  has  a 
'Tease".  Landlords  sought  to  evade  these  statutes  by  giving  tenants  what  they  referred  to  as 
"licences".  The  leading  case  is  Street  v.  Mountford  [1985]  A.C.  809  (H.L.).  Mr.  Street  rented  a 
room  to  Mrs.  Mountford  pursuant  to  an  agreement  which  gave  her  the  right  to  exclusive 
possession.  Throughout  this  agreement  the  word  "licence"  was  used  to  refer  to  it:  for  example  one 
clause  stated  that  "an  initial  deposit  equivalent  to  2  weeks  licence  fee  will  be  refunded  on 
termination  of  the  licence...."  Street  argued,  in  the  words  of  Lord  Templeman,  for  the  following 
proposition  of  law:  "an  occupier  granted  exclusive  possession  for  a  term  at  a  rent  may  nevertheless 
be  a  licensee  if . . .  there  is  manifested  the  clear  intentions  of  both  parties  that  the  rights  granted  are 
to  be  merely  those  of  a  personal  right  of  occupation  and  not  those  of  a  tenant".  The  House  of 
Lords  rejected  this  argument,  and  largely  ended  a  long-running  controversy  in  English  law  in  this 
area,  by  holding  that  exclusive  possession  for  a  term  at  a  rent  creates  a  tenancy  in  the  absence  of 
special  circumstances.  Such  special  circumstances  would  include,  for  example,  accommodation 
that  went  with  a  job,  such  as  caretaker's  premises,  but  they  could  not  include  statements  of 
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apparent  intention  by  the  parties  that  their  agreement  be  a  licence:  "the  only  intention  which  is 
relevant  is  the  intention  demonstrated  by  the  agreement  to  grant  exclusive  possession  for  a  term 
at  a  rent" .  In  a  now  famous  metaphor  Lord  Templeman  stated:  "The  manufacture  of  a  five  pronged 
implement  for  manual  digging  results  in  a  fork  even  if  the  manufacturer,  unfamiliar  with  the 
English  language,  insists  that  he  intended  to  make  and  has  made  a  spade". 


2)  Two  recent  Canadian  cases  reveal  some  inconsistency.  In  Read  Marketing  Inc,  v.  Minister  of 
Transportation  and  Highways  (1995),  56  L.C.R.  55  (B.C.  Expropriation  Compensation  Board) 
the  plaintiff  operated  a  gas  station  and  convenience  store  under  an  agency  agreement  with  an  oil 
company,  which  itself  leased  the  premises  from  the  owner.  The  ministry  acquired  the  land  from 
the  owners,  and  made  an  agreement  with  the  oil  company.  The  plaintiff  argued  that  it  was  entitled 
to  compensation.  Whether  it  did  so  depended  on  whether  it  was  an  "owner"  of  land  according  to 
the  definition  in  the  Highway  Act,  which  in  turn  depended  on  whether  it  was  "a  person  having  an 
estate,  interest,  right  or  title  in  or  to  the  land".  If  the  agreement  to  occupy  was  a  lease,  it  would 
do  so.  If  it  was  a  licence,  it  had  no  such  estate  or  interest.  After  reviewing  the  terms  of  the 
agreement  the  Board  concluded  that  its  "dominant  objective"  was  to  enable  gas  to  be  sold.  It  then 
noted  that  "nowhere  is  the  agency  agreement  described  as  a  lease".  In  fact  it  was  referred  to  as 
conferring  "an  entitlement  to  occupy",  and  as  discussing  "occupancy  costs"  and  "licence  fees", 
not  rent.  The  oil  company  also  reserved  the  right  to  change  the  licence  fee  at  any  time,  merely  by 
notifying  the  plaintiff.  Indeed,  the  agreement  gave  the  oil  company  a  "pervasive"  right  to  control 
the  premises.  It  specified  hours  of  operation,  what  kind  of  advertising  was  to  be  used,  how  sales 
displays  should  be  mounted,  and  that  the  company  could  enter  at  any  reasonable  time  and  inspect. 
Finally,  the  Board  noted  that  the  agreement  to  occupy  was  stated  to  be  personal  and  non- 
assignable.  It  concluded:  "the  foregoing  provisions  are  indicia  of  an  agreed  arrangement ...  in  the 
nature  of  a  licence  rather  than  a  lease.  They  point  to  a  personal  contractual  relationship  through 
which  the  claimant  can  ...  exercise  a  personal  privilege  to  occupy  premises."  The  Board  said  that 
the  law  was  that  "the  language  employed  by  the  parties"  was  "compelling  evidence  as  to  the  true 
nature  of  the  relationship  which  they  seek  to  form",  and  therefore  this  was  a  licence. 

In  a  recent  Ontario  case,  Neda  Rahimi  v.  Regional  Assessment  Commissioner  Region  No.  9. 
Unreported,  General  Division,  29  January  1997,  the  issue  was  whether  someone  was  liable  for 
property  tax,  which  in  turn  depended  on  whether  an  agreement  between  an  individual  and  a  church 
was  a  lease.  Lax  J.  said  that  Street  v.  Mountford  "establishes  the  test  for  a  tenancy  at  common 
law",  which  was  that  "if  the  agreement  confers  on  the  occupier  exclusive  possession,  this  is  prima 
facie  a  grant  of  an  interest  in  land".  That  is,  Street  "stands  for  the  proposition  that  while  the 
parties  may  call  it  otherwise,  the  grant  of  exclusive  possession  is  the  singular  distinguishing 
feature  between  a  license  and  a  lease". 
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C)  THE  INDEPENDENCE  OF  COVENANTS 

One  of  the  incidents  of  the  landlord-tenant  relationship  being  a  property  relationship  is  the  doctrine 
known  as  "the  independence  of  covenants".  Covenants  are  terms  in  the  lease  in  addition  to  the 
grant  of  the  estate  itself  by  which  either  or  (usually)  both  parties  agree  to  undertake  certain  duties 
-  the  landlord  might  provide  heat,  for  example,  or  agree  to  trim  a  hedge,  while  the  tenant  would 
agree  to  pay  rent  or  repair  wear  and  tear.  To  say  that  covenants  are  "independent"  at  common  law 
means  that  failure  by  either  party  to  perform  an  obligation  does  not  give  a  right  to  the  other  to 
terminate  the  lease.  That  is,  performance  of  an  ancillary  obligation  is  independent  of  the  duty  to 
perform  corresponding  ones  and/or  the  principal  one.  As  McDonald  C.J.B.C.  put  it  in  Falleson 
v.  Spruce  Creek  Mining  Co.  [1942]  4  D.L.R.  708  (B.C.C.A.):  "a  lessor  cannot  re-enter  for  mere 
breach  of  covenant". 

However,  he  also  noted  that  if  re-entry  for  that  particular  breach  was  made  "an  express  term  in 
the  lease",  the  lessor  could  do  so.  That  is,  if  the  lease  was  made  conditional  on  the  performance 
of  that  particular  ancillary  obligation  then  breach  of  the  obligation  would  enable  the  landlord  to 
end  it.  This  is  not  an  exception  to  the  independence  of  covenants,  but  is  an  application  of  the 
notion,  seen  already  in  chapter  three,  that  estates  may  be  conditional. 

Laskin,  Cases  and  Notes  on  Land  Law,  puts  it  this  way:  "Where  a  bargain  is  made  for  the  lease 
of  premises  ...  on  terms  embodied  in  a  formal  document  of  lease,  the  lessee  (at  least  on  entry) 
acquires  an  estate  which  he  holds  subject  to  those  terms.  The  pertinent  question  is  to  what  extent 
is  the  transaction  regarded  as  the  transfer  of  an  interest  in  land  (and  hence  governed  by  rules  and 
doctrines  developed  as  part  of  the  law  of  estates)  and  to  what  extent  is  it  regarded  as  a  business 
dealing  (and  hence  governed  by  rules  and  doctrines  developed  later  as  part  of  the  law  of 
contracts)....  Where  the  relationship  was  still  that  of  lessor  and  lessee  (before  entry  into 
possession)  the  common  law  tended  to  emphasize  the  contractual  aspect  of  the  bargain....  Once, 
however,  tenure  was  established,  whether  in  pursuance  of  a  formal  lease  or  of  an  agreement  for 
a  lease,  property  conceptions  dominated.  This  was  particularly  true  in  respect  of  the  covenants  of 
the  respective  parties.  Apart  from  express  provision  on  the  matter,  the  contract  rule  of  dependency 
of  promises  was  ignored.  Thus,  the  tenant  was  not  entitled  to  be  excused  from  further  performance 
or  to  terminate  his  lease  unless  there  was  a  breach  of  condition  by  the  landlord  rather  than  a  mere 
breach  of  covenant." 

In  recent  years  there  has  been  some  undermining  of  this  notion,  a  matter  to  which  we  will  return 
at  the  end  of  this  chapter. 
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D)  FROM  PROPERTY  TO  CONTRACT?  THE  LAW  RELATING  TO  ABANDONMENT 

There  are  a  variety  of  ways  by  which  a  leasehold  relationship  can  be  ended,  one  of  which  is  known 
as  "surrender".  Using  an  old  definition,  this  is  "the  yielding  or  delivering  up  of  lands  or  tenements 
and  the  estate  a  man  has  therein,  unto  another  that  has  a  higher  and  greater  estate".  "Surrender" 
cannot  be  unilateral,  it  is  not  brought  about  merely  by  the  tenant  quitting  the  premises,  an  action 
we  should  call  "abandonment".  If  the  tenant  obtains  the  landlord's  agreement  (express  or  implied) 
to  his  or  her  leaving,  such  agreement  converts  mere  abandonment  into  surrender. 

What  if  the  tenant  wants  to  surrender  half  way  through  a  one-year  lease  and  the  landlord  does  not? 
Putting  aside  any  issues  relating  to  specific  performance,  apply  to  this  problem  what  you  have 
learned  in  contract  law.  You  would  tell  the  tenant  that  he  or  she  is  probably  best  to  just  get  out  and 
hope  that  the  landlord,  who  has  a  duty  to  mitigate  damages,  will  find  somebody  else  to  rent  the 
premises  at  the  same  or  a  reduced  rent.  Your  client  would  be  liable  for  damages  for  breach,  but 
they  might  not  be  that  heavy,  being  only  the  difference  between  what  you  would  have  paid  and 
what  the  landlord  can  get  somebody  else  to  pay.  Conversely,  you  would  probably  advise  the 
landlord  that  he  or  she  cannot  make  the  tenant  stay,  that  the  best  thing  to  do  is  to  secure  the 
premises  and  try  to  find  another  tenant  knowing  that  you  can  sue  the  defaulting  tenant  for  any 
shortfall. 

But,  as  we  have  seen,  a  lease  is  not  a  contract,  it  is  an  estate.  And  according  to  classical  principles 
that  means  that  if  it  is  granted  for  twelve  months  it  lasts  for  twelve  months,  unless  surrendered, 
in  which  case  it  is  absolutely  at  an  end  with  no  future  obligations  on  either  side.  So,  according  to 
this  classical  property  law  analysis  of  the  problem,  as  laid  out  in  Goldhar  below,  you  would  have 
to  tell  the  tenant  something  different.  You  would  have  to  say  that  whether  or  not  he  or  she 
physically  abandons  the  premises  the  lease  subsists  for  12  months  and  he  or  she  is  liable  for  the 
whole  term.  The  landlord  has  no  duty  to  mitigate  damages.  But  hopefully  the  landlord  will  do 
something  foolish  like  re-enter  and  change  the  locks,  in  which  case  he  or  she  will  be  considered 
to  have  accepted  that  a  surrender  has  taken  place  and  your  client  will  have  no  liability  left  at  all. 
So  it's  all  or  nothing  for  the  tenant.  Conversely,  if  advising  the  other  side,  you  would  caution  the 
landlord  that  finding  another  tenant  would  be  interpreted  as  a  surrender  and  no  rent  could  be  got 
from  the  defaulting  tenant.  If  the  landlord  wanted  to  get  such  rent,  he  or  she  would  have  to  leave 
the  premises  unoccupied.  Moreover,  the  landlord  cannot  sue  for  the  whole  of  the  term's  rent  when 
the  tenant  decamps  after  6  months  but  must  wait  until  it  becomes  due  and  is  not  paid  (assume  it's 
due  monthly). 

All  of  this  is  explained  in  Goldhar.  Both  that  case  and  Highway  Properties,  which  follows  it,  also 
show  that  there  are  some  wrinkles  in  the  traditional  position  and  that  factual  considerations  relating 
to  such  matters  as  whether,  and  if  so  when,  the  landlord  accepted  the  abandonment  and  therefore 
brought  about  a  surrender  can  be  very  important. 
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As  you  read  Goldhar,  think  about  why  the  traditional  position  reinforces  the  principal  lesson  of 
this  chapter  -  that  the  lease  is  a  property  relationship. 

You  will  also  see  that  Highway  Properties  alters  the  traditional  law:  given  the  result  in  that  case, 
how  would  you  answer  the  question  contained  in  the  first  clause  of  the  heading  to  this  section? 


GOLDHAR  v.  UNIVERSAL  SECTIONS  AND  MOULDINGS  LTD.  (1962).  36  D.L.R.  (2d)  450 
(Ont.  C.A.) 

The  judgment  of  the  Court  was  delivered  by  McGILLIVRAY,  J.A.:  This  is  an  appeal  by  the  defendant  Universal 
Sections  and  Mouldings  Limited  from  the  judgment  of  Gale,  J.,  pronounced  on  February  26,  1962  ...  whereby 
judgment  was  awarded  to  the  plaintiff  against  the  defendant  in  the  amount  of  $14,132.10  and  costs  as  damages  for 
breach  of  contract  in  a  lease. 

The  plaintiff  Goldhar  was  the  lessee  of  industrial  premises  in  the  City  of  Toronto  known  as  452  Birchmount  Rd.  By 
a  sublease  dated  February  9,  1956  the  plaintiff  demised  to  the  defendant  part  of  these  premises  at  a  rental  of  $833 
per  month  for  a  term  expiring  on  October  14,  1962,  that  is  for  a  period  of  8  years  and  6  months.  On  December  12, 
1958  the  defendant  listed  its  space  for  subletting  at  an  asking  rental  at  $1,000  per  month  apparently  because  it  had 
at  that  time  entered  upon  the  construction  of  a  new  building  for  its  enterprise  which  building  it  subsequently 
occupied.  No  sublease  was  secured  by  the  defendant  though  the  rent  asked  was  reduced  as  time  went  on  and  on 
March  11,  1959  a  letter  was  sent  to  the  plaintiff  setting  out  a  number  of  alleged  breaches  of  covenant  by  the  plaintiff 
and  concluding  with  the  paragraph:  "Universal  Sections  and  Mouldings  Limited  therefore  give  you  notice  that  you 
have  broken  the  lease  through  the  above  actions  and  that  they  therefore  consider  the  lease  null  and  void  and  will 
vacate  the  premises  on  the  14th  day  of  May,  1959." 

To  this,  solicitors  for  the  plaintiff  replied  by  letter  of  March  11,  1959  denying  breach  of  covenant  or  interference 
with  possession.  The  letter  continued  as  follows:  "Should  your  client  see  fit  to  obtain  a  sub-tenant  of  these  premises, 
we  are  sure  that  our  client  will  give  every  consideration  to  a  request  for  approval  of  such  sub-letting,  it  being 
apparent  that  your  client,  perhaps  for  some  other  reasons  not  disclosed  in  your  letter,  no  longer  desires  to  occupy 
the  demised  premises.  Our  client  considers  the  lease  to  be  in  full  force  and  effect  and  any  attempt  on  the  part  of  your 
client  to  abandon  the  lease  will  be  considered  as  a  breach  of  covenant  thereunder. " 

This  was  followed  by  a  letter  from  the  plaintiff's  solicitor  on  April  28,  1959  demanding  payment  of  rental  due  on 
April  15,  1959  to  which  the  following  reply  was  received  on  May  4,  1959:  "Universal  Sections  and  Mouldings 
Limited  is  still  taking  the  position  that  the  lease  was  broken  by  Cecile  Goldhar  and  was  then  terminated  by  notice. 
The  April  15th  rent  had  been  paid  in  advance  when  possession  was  taken." 

By  letter  dated  May  14,  1959  but  found  by  the  trial  Judge  to  have  been  mailed  on  May  23rd  and  received  by  the 
plaintiff  on  May  24,  1959,  the  defendant  returned  the  keys  of  the  premises  to  the  plaintiff.  The  defendant  vacated 
the  premises  on  May  24,  1959.  On  June  9,  1969  the  plaintiff  listed  the  premises  with  a  rental  agent.  From  the  middle 
of  July,  1959  to  November  17,  1959  the  plaintiff  permitted  her  husband  to  utilize  the  premises  for  the  purposes  of 
Maple  Leaf  Plastics  Limited,  and  during  that  period  25%  to  50%  of  the  space  was  actually  used  by  that  company. 
As  efforts  throughout  this  time  to  rerent  the  premises  had  been  unsuccessful  the  plaintiff  on  November  17,  1959 
entered  into  a  lease  with  Maple  Leaf  Plastics  Ltd  running  to  the  end  of  the  defendant's  term  at  a  rental  of  $500  per 
month. 
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NOTES 


1)  In  chapter  eleven  we  will  revisit  the  issue  of  the  rights  and  duties  of  landlord  and  tenant  on 
abandonment  of  the  premises  by  the  tenant.  For  now,  consider  whether  the  judgment  of  the 
Supreme  Court  in  Highway  Properties,  in  addition  to  allowing  the  landlord  to  sue  for  prospective 
damages,  also  imposed  on  the  landlord  an  obligation  to  mitigate  damages?  If  not,  should  it  have 
done  so? 


2)  Parts  of  the  judgment  of  the  Supreme  Court  in  Highway  Properties  appear  to  support  a  broad 
application  of  contract  doctrines  to  leases.  Yet  the  actual  change  in  the  law  which  resulted  from 
the  case  was  a  small  one,  and  the  court  certainly  did  not  explicitly  state  that  leaseholds  generally 
should  be  governed  by  contract  law.  In  a  number  of  cases  since  then  other  courts  have  appeared 
to  move  other  aspects  of  landlord-tenant  law  to  a  more  contractual  basis.  For  example,  a  recent 
decision  of  the  British  Columbia  Court  of  Appeal  appears  to  undermine  the  rule  on  the 
independence  of  covenants.  In  Lehndorff  Canadian  Pension  Properties  Ltd,  et  al  v.  Davis 
Management  Ltd,  et  al  (1989),  59  D.L.R.  (4th)  1  (B.C.C.A.)  Lehndorff  owned  an  office  building 
in  Vancouver  and  Davis  leased  several  floors  in  the  building.  Davis  decided  to  move  out  and 
assigned  its  leases  to  a  third  party.  These  leases  contained  the  following  covenant: 

10.02  The  Tenant  covenants  that  it  will  not  assign  or  sublet  without  leave,  which  leave  the 
landlord  covenants  not  to  withhold  unreasonably  as  to  any  assignee  or  sublessee  who,  in  the 
Landlord's  judgment,  has  a  satisfactory  financial  condition,  has  a  good  reputation  in  the  business 
community  and  agrees  to  use  the  Demised  Premises  for  purposes  satisfactory  to  the  Landlord. 

Lehndorff  refused  consent  to  the  assignments,  and  Davis  terminated  the  leases.  Lehndorff  sued 
for  the  remainder  of  the  rent  due  under  the  leases,  but  lost.  In  the  Court  of  Appeal  Carruthers 
J.A.,  with  whom  Toy  J.A.  concurred,  upheld  the  finding  of  the  trial  judge  that  the  refusal  to 
consent  to  the  assignments  was  unreasonable.  There  remained  the  issue  of  whether  this  gave  Davis 
the  right  to  terminate  or  merely  to  sue  for  damages.  Carruthers  J.A.  rejected  a  suggestion  that  the 
landlord's  action  had  amounted  to  constructive  eviction  and  stated:  "Rather  than  construe  the 
Burrard  leases  as  demises  of  real  property,  I  would  prefer  to  construe  them  as  commercial 
contracts.  In  Highway  Properties  Ltd,  v.  Kelly.  Douglas  &  Co  Ltd.  (1971),  17  D.L.R.  (3d)  710, 
[1971),  S.C.R.  562,  Laskin,  J  (as  he  then  was),  in  stating  some  general  considerations  respecting 
the  interpretation  of  leases,  said  this  (at  p  721):  'It  is  no  longer  sensible  to  pretend  that  a 
commercial  lease,  such  as  the  one  before  this  court,  is  simply  a  conveyance  and  not  also  a 
contract.  It  is  equally  untenable  to  persist  in  denying  resort  to  the  full  armoury  of  remedies 
ordinarily  available  to  redress  repudiation  of  covenants,  merely  because  the  covenants  may  he 
associated  with  an  estate  in  land'.  The  somewhat  unique  factual  situation  of  this  case  compels  me 
to  construe  the  Burrard  leases,  at  time  of  termination  thereof,  as  a  commercial  contract  in 
accordance  with  the  usual  principles  of  contract  law.  Accordingly,  I  turn  to  the  question  whether 
the  "Leave  Required"  provisions  of  s.  10.02  constituted  a  fundamental  term  of  the  Burrard  leases 
so  that  breach  thereof  would  amount  to  fundamental  breach  of  contract." 
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An  examination  of  the  context  persuaded  the  judge  that  a  fundamental  breach  of  contract  had 
occurred  when  permission  to  sublet  was  refused.  Therefore  "DML  would  not  be  limited  to  a 
remedy  in  damages  and  would  not  be  liable  to  Lehndorff  for  further  rent". 

Other  British  Columbia  decisions  have  taken  the  same  line.  Shortly  after  Lehndorff  the  same  court 
decided  Wesbild  Enterprises  Ltd,  v.  Pacific  Stationers  Ltd  (1990).  14  R.P.R.  (2d)  25  (B.C.C.A.). 
The  lease  provided  that  the  tenant,  a  store  in  a  shopping  centre,  was  to  ship  goods  and  receive 
deliveries  only  from  a  space  so  designated  by  the  landlord,  and  that  the  landlord  could  make 
alterations  to  the  mall  provided  that  the  tenant  gave  written  consent  where  such  alterations 
"substantially  altered"  the  tenant's  "ingress  and  egress  to  the  Premises".  For  a  while  the  tenant 
used  a  convenient  loading  bay  at  the  back  of  the  store  for  deliveries,  although  that  area  was  never 
designated  by  the  landlord  for  the  purpose,  but  then  the  landlord  made  renovations  which 
prevented  this.  In  a  number  of  ways  deliveries  became  difficult  and  inconvenient,  and  the  tenant 
left.  The  Court  of  Appeal  decided  without  difficulty  that  the  landlord  had  breached  the  lease 
covenant  to  obtain  the  tenant's  permission  for  alterations  which  affected  access.  It  then  held  that 
in  the  circumstances,  particularly  the  circumstances  of  the  kind  of  business  operated  by  the  tenant, 
the  changes  in  access  arrangements  "were  so  fundamental  to  the  way  the  business  was  conducted 
that,  the  landlord  having  been  in  breach  of  its  agreement,  the  tenant  was  no  longer  required  to 
continue  with  the  lease  and  was  entitled  to  elect  to  regard  it  as  having  been  terminated  by  the 
landlord". 

A  variety  of  other  British  Columbia  cases  apply  these  principles. 


3)  There  are  many  fewer  cases  from  other  provinces  that  have  taken  this  approach.  Most  courts 
continue  to  adhere  to  the  doctrine  of  the  independence  of  covenants:  see  for  example  461  King 
Street  West  v.  418  Wellington  Parking  (1992),  40  R.P.R.  (2d)  220  (Ont.  G.D.).  But  two  decisions 
are  of  interest.  In  Arton  Holdings  Ltd  v.  Gateway  Realty  Ltd  (1991),  106  N.S.R.  (2d)  180 
(N.S.S.C.-T.D.);  affd.  (1992),  112  N.S.R.  (2d)  180  (C.A.),  Gateway  leased  a  store  in  its 
shopping  centre  to  Zellers.  Arton,  a  rival  mall  owner,  lured  Zellers  to  its  shopping  centre,  and 
itself  took  an  assignment  of  the  lease  held  by  Zellers  in  Gateway's  mall.  At  the  time  that  it  did  this 
Arton  agreed  to  find  a  replacement  tenant  for  the  space  vacated  by  Zellers,  and  the  Court  of 
Appeal  found  that  this  agreement  was  in  effect  an  amendment  to  the  lease.  Arton  failed  to  use  its 
best  efforts  to  get  the  replacement,  probably  because  it  preferred  to  leave  its  rival  mall  with  a  large 
empty  space.  Although  Arton  continued  to  pay  rent  to  Gateway,  the  court  forfeited  the  lease, 
holding  that  Arton  had  breached  a  "fundamental  term"  of  the  lease.  This  allowed  Gateway  as 
landlord  to  retake  possession  and  rent  to  another  store.  Arton's  failure  "had  the  effect  of  literally 
destroying  the  viability  of  Gateway's  ...  Shopping  Centre,  contrary  to  any  expectation  in  the 
original  lease",  and,  as  a  result  "the  deteriorating  situation  ...  became  intolerable". 
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4)  Another  case  employing  Highway  Properties  to  import  contractual  principles  into  leases  is 
Homer  v.  Toronto  Dominion  Bank  (1990).  83  Sask.  R.  300  (C.A.).  The  tenant  bank  went  into  the 
premises  under  the  terms  of  a  written  offer  to  lease.  Although  a  formal  lease  was  never  signed, 
both  parties  and  the  court  accepted  that  a  binding  ten-year  lease  was  in  effect.  Following  a  dispute 
about  whether  a  formal  lease  should  be  signed,  the  tenant  bank  stated  that  it  was  terminating  the 
existing  lease,  and  left.  The  trial  judge  found  that  as  the  lease  contained  no  provision  for  early 
termination,  the  action  of  the  bank  was  improper  and  it  was  liable  for  damages  for  the  unexpired 
portion  of  the  lease.  On  appeal  Sherstobitoff  J.A.  held  that  the  trial  judge  had  "overlooked  entirely 
the  applicable  principles  of  contract  law".  He  found  that  correspondence  from  the  landlord 
demanding  that  the  tenant  either  sign  the  new  lease  or  leave  represented  "an  anticipatory  breach 
or  repudiation",  a  repudiation  which  the  tenant  accepted.  Since,  in  his  view,  Highway  Properties 
had  accepted  that  the  doctrine  of  anticipatory  breach  applied  to  landlord-tenant  relationships,  the 
matter  was  simply  one  to  be  dealt  with  under  the  applicable  principles  of  contract  law. 

Note  the  ease  with  which  the  court  saw  this  as  a  contract  matter,  not  a  property  question.  Does 
Highway  Properties  support  this  approach? 
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CHAPTER  ELEVEN 

LANDLORD  AND  TENANT  OBLIGATIONS  AND  REMEDIES 


A)  INTRODUCTION 

The  rights  and  obligations  of  landlords  and  tenants  are  of  three  types:  those  implied  by  the 
common  law,  those  that  can  be  negotiated  between  the  parties,  and  those  imposed  by  statute.  This 
chapter  deals  variously,  although  incompletely,  with  all  three  categories. 

Sections  (b),  (c),  and,  to  a  much  lesser  extent  (d),  below,  deal  with  the  first  category  -  obligations 
imposed  by  the  common  law.  Most  of  this  material  concerns  obligations  on  landlords.  These 
"implied  obligations"  arise  from  the  fact  of  the  relationship  itself,  not  from  any  agreement  between 
the  parties.  They  are  invariably  expressly  included  in  leases  anyway,  either  through  an  agreement 
to  adopt  the  "usual  clauses"  of  the  jurisdiction  or  through  express  inclusion  of,  for  example,  a 
covenant  for  quiet  enjoyment.  Implied  terms  will  yield  to  express  ones  covering  the  same  subject 
matter. 

There  are  two  principal  implied  terms  which  put  obligations  on  the  landlord  -  the  covenant  for 
quiet  enjoyment  and  the  covenant  for  non-derogation  from  grant.  These  are  dealt  with  in  parts  (b) 
and  (c)  of  this  chapter. 

Part  (d)  considers  the  circumstances  in  which  there  is  also  an  implied  covenant  that  the  demised 
premises  be  fit  for  use. 

Parts  (e),  (f),  and.  (g)  examine  various  issues  related  to  the  principal  obligation  on  the  tenant  -  to 
pay  rent. 


340 


B)  THE  LANDLORD’S  COVENANT  FOR  QUIET  ENJOYMENT 

The  covenant  for  quiet  enjoyment  supports  the  tenant's  right  to  possess  the  whole  of  the  land 
granted  without  an  interference,  traditionally  only  a  physical  interference,  by  the  lessor  or  persons 
claiming  under  the  lessor.  For  example,  if  the  lessor  reserves  the  right  to  work  minerals  under  the 
land  and  then  causes  a  subsidence  by  doing  so,  the  covenant  for  quiet  enjoyment  will  be  breached. 
Like  all  covenants,  the  covenant  for  quiet  enjoyment  is  independent,  and  a  breach  of  it  gives  rise 
to  an  action  for  damages. 

For  further  elucidation  of  the  nature  of  the  covenant,  see  the  following  cases  and  notes. 


OWEN  v.  GADD.  [1956]  2  W.L.R.  945  (C.A.) 

LORD  EVERSHED  M.R.  This  was  an  action  for  damages  for  breach  of  a  covenant  for  quiet  enjoyment.  By  a  lease 
dated  October  13,  1955,  the  lessors  demised  to  the  lessee  the  ground  floor  lock-up  shop,  situate  at  and  known  as  No. 
16  Eden  Street  Kingston-upon-Thames,  for  a  term  of  ten  years  at  a  rent  of  L700  per  annum.  The  lessee  entered  into 
numerous  covenants  of  the  kind  that  one  would  expect  in  a  lease  of  this  character.  The  covenants  included  the 
following  "and  also  will  use  and  occupy  the  said  shop  for  the  retailing  of  baby  carriages  radio  sets  and  radio 
accessories  and  toys  and  for  no  other  purpose  except  with  the  consent  in  writing  of  the  lessors. "  Among  the  lessors' 
covenants  was  a  covenant  for  quiet  enjoyment  in  ...  very  usual  form:  "And  ...  the  lessee  ....  may  peaceably  and 
quietly  hold  and  enjoy  the  said  premises  hereby  demised  during  the  term  hereby  granted  without  any  lawful 
interruption  or  disturbance  from  or  by  the  lessors  or  any  person  or  persons  claiming  under  them  or  either  of  them. " 

Three  days  after  the  grant  of  this  lease  the  lessors,  through  certain  contractors  employed  for  the  purpose,  erected, 
immediately  in  front  of  the  shop  window  and  door,  scaffold  poles  to  carry  out  repairs  which  were  undoubtedly 
needed,  and  indeed  urgently  needed,  on  the  upper  part  of  the  same  premises  in  Eden  Street.  These  upper  premises 
belonged  to  the  lessors  and  were  in  the  occupation  of  the  lessors.  Most  unfortunately,  the  lessors  omitted  to  warn 
the  lessee  of  this  impending  operation  or  to  inform  him  about  it;  and  the  dismay  of  the  lessee  in  finding  scaffold  poles 
in  front  of  his  shop  window  was  natural  enough.  What,  unfortunately,  aggravated  the  dismay  of  the  lessee  was  that 
the  week  next  following  happened  to  be  a  week  in  which  a  very  much  more  active  retail  trade  was  likely  in  the  class 
of  articles  which  the  lessee  was  selling  and  had,  indeed,  covenanted  to  sell.  In  fairness  to  the  lessors,  however,  it 
must  be  said  that,  when  the  view  of  the  lessee  was  brought  to  their  minds,  they  took  all  proper  steps  as  good 
landlords  to  minimize  the  disarrangement  (I  am  deliberately  using  a  neutral  word)  of  the  lessee's  affairs  by  arranging 
that  the  scaffold  poles  should  be  placed  as  conveniently  as  possible  from  the  lessee's  point  of  view  and  also  by 
arranging  that  the  work  should  be  done  at  once  and  with  great  expedition.  It  was  in  fact  completed  in  eleven  days 
instead  of  taking,  as  had  originally  been  expected,  six  weeks.  The  lessee  nevertheless  claimed  that  he  had  suffered 
through  this  vital  week  a  serious  and  a  substantial  loss  of  his  business  as  a  shopkeeper,  and  that  the  presence  of  these 
scaffold  poles,  and  perhaps  the  men  working  on  the  planks  immediately  above  them,  seriously  interfered  with  the 
ordinary  access  of  the  public  to  the  shop  and  to  the  shop  window.  It  need  not  be  emphasized  that  a  lock-up  shop, 
according  to  the  ordinary  significance  of  that  term,  means  a  place  which  will  have  a  shop  window  and  in  that  shop 
window  the  goods  to  be  sold  will  be  exhibited  so  as  to  attract  custom. 

In  the  circumstances  the  judge  came  to  the  conclusion  that  the  erection  of  these  scaffold  poles  in  close  proximity  to 
the  shop  window  constituted  a  breach  of  the  covenant  for  quiet  enjoyment,  not  being  of  so  trifling  or  purely  transitory 
a  character  as  to  disentitle  the  lessee  from  making  any  claim;  but,  though  the  judge  heard  evidence  of  lost  trade,  he 
was  not  satisfied  that  the  lessee  had  proved  in  fact  specific  losses,  and  he  therefore  ended  his  judgment  with  these 
words:  "I  am  entitled,  although  no  special  damages  have  been  proved,  to  award  more  than  merely  contemptuous 
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it  certainly  does  not,  as  I  think,  disable  in  any  sense  the  basis  upon  which  the  judge  in  the  present  case  decided  in 
the  plaintiff's  favour. 

It  was  said  by  Mr.  Chapman  that  ...  there  could  be  no  breach  of  the  covenant  for  quiet  enjoyment  unless  there  was 
what  he  called  an  actual  physical  irruption  into  or  upon  the  premises  demised  on  the  part  of  the  landlords  or  some 
persons  authorized  by  them  by  their  actually  entering  upon  or  invading  the  premises  or  say  by  the  irruption  thereon 
of  water  emitted  from  the  landlords'  premises  elsewhere.  In  my  judgment,  that  submission  is  not  justified  by  the 
authorities....  Concluding,  therefore,  as  I  do,  that  in  this  case  the  judge  was  entitled  to  find  as  a  fact  that  the 
interference  was  substantial  and  that  there  was  no  principle  of  law  which  disqualified  him  from  concluding  as  he  did, 
I  think  that  this  appeal  must  fail  and  should  be  dismissed. 


ROMER  L.J.  I  also  agree,  and  have  very  little  to  add.  I  think  it  has  become  quite  well  established  by  the  authorities 
that  no  act  of  a  lessor  will  constitute  an  actionable  breach  of  a  covenant  for  quiet  enjoyment  unless  it  involves  some 
physical  or  direct  interference  with  the  enjoyment  of  demised  premises.  In  regard  to  that,  I  think  that  Mr.  Dewhurst 
was  right  when  he  said  that,  in  considering  whether  the  enjoyment  of  premises  has  been  disturbed,  one  looks  to  see 
what  the  purposes  were  for  which  the  premises  were  granted.  In  a  case  such  as  the  present,  where  the  premises  were 
demised  for  the  use  of  a  retail  shop,  the  question  is  as  to  whether  there  has  been  an  interruption  or  disturbance  by 
the  lessor  of  the  enjoyment  of  the  premises  in  relation  to  that  purpose. 

The  question  whether  or  not  there  has  been  such  a  physical  or  direct  interference  with  the  enjoyment  of  the  premises 
has  been  decided  here  by  the  judge  on  the  facts  in  favour  of  the  plaintiff.  I  am  bound  to  say  that  I  entirely  agree  with 
him.  One  has  a  very  good  picture  of  what  is  being  done  from  the  photographs,  which  show  the  scaffolding  which 
was  put  up  and  which  show  that  there  was  an  interference  with  the  access  to  the  shop  premises  by  anybody  who 
desired  to  enter  them. 


NOTES 


1)  A  landlord  is  not  responsible  under  this  covenant  for  the  actions  of  another  tenant.  See  on  this 
point  Malzv  v.  Eichholz,  [1916]  2  K.B.  308  (C.A.).  The  plaintiff  leased  a  restaurant  which  was 
part  of  a  block  of  shops  and  offices  owned  by  the  defendant.  An  adjoining  part  of  the  block  was 
let  to  a  third  party  who  created  a  nuisance  for  the  restauranteur.  The  landlord  was  not  liable  so 
long  as  he  did  not  participate  in  the  action  creating  the  nuisance. 

2)  Owen  v.  Gadd  represents  the  traditional  position  that  the  interference  by  the  landlord  need  be 
direct  and  physical,  and  that  disruption  of  comfort  through  noise,  threats  by  the  landlord,  etc 
invasion  were  not  covered  by  the  covenant  for  quiet  enjoyment.  A  Canadian  application  of  this 
position  is  Franco  v.  Lechman  (1962),  36  D.L.R.  (2d)  357  (Alta.  C.A.).  Premises  were  leased 
for  use  as  a  coffee,  tobacco  and  candy  shop.  The  building  was  sold  before  the  lease  expired,  and 
the  new  landlord  embarked  on  a  course  of  action  presumably  intended  to  drive  the  tenant  out.  He 
refused  the  rent  cheques,  issued  a  notice  to  vacate  based  on  non-payment  of  rent,  created  scenes 
in  front  of  customers,  and  tried  to  prejudice  the  tenant's  Italian  customers  against  him.  The  tenant 
won  at  trial  on  a  claim  of  breach  of  the  covenant  for  quiet  enjoyment,  and  the  landlord  appealed. 
Kane  J.A.  said  at  pp.  360-361: 
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"Where  the  ordinary  and  lawful  enjoyment  of  demised  premises  is  substantially  interfered  with  by 
acts  of  the  lessor,  the  covenant  is  broken  although  neither  title  to  nor  possession  of  the  premises 
may  be  otherwise  affected.... The  interference  must  be  some  physical  interference  with  the 
enjoyment  of  the  demised  premises  and  a  "mere  interference  with  the  comfort  of  persons  using  the 
demised  premises  by  the  creation  of  a  personal  annoyance  such  as  might  arise  from  noise,  invasion 
of  privacy,  or  otherwise  is  not  enough".  In  my  opinion,  there  was  a  physical  and  substantial 
interference  by  the  appellant  with  the  enjoyment  by  the  respondent  of  the  demised  premises  for 
the  purposes  for  which  they  were  demised,  that  is  operating  a  coffee  counter  and  sale  of 
confections  and  tobacco.  In  arriving  at  this  conclusion  I  do  not  consider  that  the  giving  of  a  notice 
to  vacate  in  itself  constituted  a  breach  of  the  covenant.  It  is  clear  from  the  evidence  of  the 
respondent  that  he  did  not  treat  it  as  a  valid  notice  and  because  of  it  vacate  the  premises.  But  the 
fact  that  the  notice  was  given  is  evidence  of  the  determination  to  endeavour  to  force  the  respondent 
to  vacate  and  this,  together  with  the  other  evidence  accepted  by  the  trial  Judge,  makes  it  plain  that 
the  appellant  by  his  actions  breached  the  covenant." 

However,  in  recent  years  the  scope  of  the  covenant  has  been  expanded.  Often-cited  as  the 
beginning  of  this  trend  is  Kenny  v.  Preen,  reproduced  immediately  below.  The  notes  following 
it  discuss  other  recent  cases. 
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NOTES 


1)  Lord  Denning  referred  to  Kenny  v.  Preen  in  McCall  v.  Abelesz.  [1976]  1  All  E.R.  727  (C. A.). 
The  landlord  refused  to  pay  utility  bills,  and  as  a  result  the  gas,  water  and  electricity  were  cut  off. 
Denning  L.J.  stated  that  the  covenant  for  quiet  enjoyment  "is  not  confined  to  direct  physical 
interference  from  the  landlord",  and  that  "it  extends  to  any  conduct  of  the  landlord  or  his  agents 
which  interferes  with  the  tenant's  freedom  of  action  in  exercising  his  rights  as  tenant".  Authority 
for  this  was  given  as  Kenny  v.  Preen.  More  recently,  the  English  Court  of  Appeal  has  held  that 
a  great  deal  of  continuous  noise,  in  and  of  itself,  constitutes  a  breach  of  the  covenant:  Southwark 
London  Borough  Council  v.  Mills.  [1999]  2  W.L.R.  409  (C.A). 

2)  A  series  of  recent  Ontario  cases  have  also  considerably  widened  the  scope  of  this  covenant.  A 
substantial  "invasion"  of  dust  and  dirt  caused  by  the  landlords'  renovations  to  neighbouring 
premises  was  held  to  constitute  a  breach  of  the  covenant  for  quiet  enjoyment  in  Amadon  Properties 
Ltd  v.  Pacific  Apparel  Inc  (1990),  13  R.P.R.  (2d)  186  (B.C.S.C.).  A  "retrofit"  of  the  entire 
building  by  the  landlords,  which  meant  that  everything  was  torn  out  and  altered,  represented  a 
breach  of  the  covenant  for  quiet  enjoyment:  116531  Canada  Inc,  v.  569562  Ontario  Inc.  (1995), 
47  R.P.R.  (2d)  81  (Ont.  G.D.).  In  Cunningham  v.  Whitby  Christian  Non-Profit  Housing  Corp 
(1997),  9  R.P.R.  (3d)  210  (Ont.  G.D.)  the  tenant  occupied  assisted  housing.  She  dated  another 
tenant,  who  was  a  "problem"  tenant  and  who  eventually  moved  out.  But  he  still  saw  her,  and  on 
occasion  stayed  overnight.  The  tenant's  lease  contained  a  clause  restricting  occupancy  of  her 
apartment  to  her  and  her  young  son.  The  landlord  wrote  to  her  to  say  that  while  she  could  have 
an  occasional  overnight  guest,  they  were  concerned  that  the  boyfriend  was  more  than  that.  Later 
it  sent  the  boyfriend  a  notice  prohibiting  him  entry  to  the  complex  and  threatened  him  with 
trespass  proceedings  if  he  did  so.  The  court  found  that  the  letters  warning  about  occupancy  were 
not  a  breach  of  the  covenant,  but  an  attempt  to  prevent  a  tenant  inviting  a  particular  person  to  her 
apartment  was  a  breach.  The  landlord  could  bar  a  person  who  was  not  a  tenant,  but  could  not  do 
so  if  that  person  was  an  invitee  of  a  tenant. 

In  Mayfair  Tennis  Courts  Ltd,  v.  Nautilus  Fitness  &  Racquet  Centre  Inc.  (1999),  23  R.P.R.  (3d) 
271  (Ont.  G.D.)  The  landlord,  which  wanted  to  move  into  the  same  business  as  the  tenant, 
solicited  the  tenant’s  members  to  join  its  fitness  club.  Juriansz  J.  cited  Watchcraft  Shop  Ltd,  v. 
L  &  A  Development  (Canada)  Ltd.  (196),  49  C.P.C.  (3d)  17  (Ont.  G.D.)  for  the  following 
proposition:  “the  requirement  that  the  interference  be  direct  and  physical  continued  until  fairly 
modern  times. . . .  However,  the  more  current  view,  and  one  with  which  I  am  in  agreement,  is  that 
any  act  by  a  landlord  which  is  an  interference  with  the  tenant’s  ability  to  use  the  premises  for  the 
intended  purposes,  may  constitute  a  breach  of  the  right  to  quiet  enjoyment”.  He  then  held  that 
interference  with  membership  was  an  interference  with  the  business,  and  that  the  landlord  had 
thereby  breached  the  covenant  for  quiet  enjoyment. 

This  seems  a  very  substantial  amendment  to  the  common  law,  especially  given  what  is  said  below 
about  the  scope  of  the  covenant  for  non-derogation  from  grant. 
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C)  THE  LANDLORD'S  COVENANT  FOR  NON-DEROGATION  FROM  GRANT 

We  have  seen  in  other  contexts  that  there  is  a  general  principle  in  real  property  law  that  the 
grantor  not  derogate  from  the  grant.  He  or  she  may  not  give  with  one  hand  and  take  away  with 
the  other.  This  principle  applies  to  leaseholds  also.  In  landlord-tenant  law,  a  derogation  from  grant 
is  said  to  occur  when  some  act  of  the  lessor,  or  those  acting  on  his  or  her  behalf,  renders  the  land 
substantially  less  fit  for  the  purpose  for  which  it  was  let.  Many  of  the  things  considered  to  be  a 
breach  of  the  covenant  for  quiet  enjoyment  will  also  be  a  breach  of  this  covenant,  but 
non-derogation  goes  further  for  it  does  not  require  anything  like  a  physical  interference.  In 
Harmer,  for  example,  the  landlord's  action  created  a  legal,  not  a  physical,  impediment. 


HARMER  v.  JUMBIL  (NIGERIA)  TIN  AREAS  LTD.  [1921]  1  Ch.  200  (C.A.) 

In  191 1  the  landlord  granted  a  lease  of  a  small  piece  of  land  to  Harmer  for  twenty-one  years.  The 
landlord  knew  that  the  tenant  took  the  land  with  the  intention  of  putting  an  explosives  magazine 
on  it.  The  tenant  knew  that  a  licence  was  necessary  to  operate  a  magazine,  and  that  the  Explosives 
Act.  1875  imposed  certain  restrictions  as  a  condition  of  granting  such  licences.  One  restriction  was 
that  buildings  could  not  be  erected  on  adjoining  land  within  certain  distances  of  the  magazine.  Both 
parties  to  the  lease  knew  that  there  had  been  extensive  mining  of  minerals  in  the  immediate 
neighbourhood  in  the  past.  In  1919  Jumbil  obtained  from  the  landlord  a  lease  of  adjoining  land  for 
the  purpose  of  working  the  minerals,  which  included  the  right  to  erect  buildings  for  the  purpose 
of  working  the  minerals.  Jumbil  reopened  two  shafts  and  put  up  three  buildings  or  sheds  within 
distances  prohibited  by  the  plaintiffs  licence  under  the  Explosives  Act.  Harmer  sought  an 
injunction  and  damages  but  lost  at  trial.  The  following  extract  from  the  appeal  decision  is  taken 
from  the  judgment  of  Lord  Sterndale  M.R. 

With  regard  to  the  law  on  the  matter,  I  am  content  to  refer  to  the  passages  from  Aldin  v.  Latimer  Clark.  Muirhead 
&  Co.  and  Browne  v.  Flower,  to  which  reference  was  made  by  Eve  J.  in  his  judgment.  In  fact  I  am  content  to  adopt 
the  law  as  stated  by  Eve  J.,  and  I  do  not  think  it  necessary  to  discuss  it  any  further.  The  question  we  have  to  solve, 
adopting  the  law  as  so  laid  down,  is:  Was  there  here  an  act  by  the  defendants  that  constituted  a  derogation  from  the 
grant  made  by  the  original  lessor  in  1911?  It  is  admitted  that,  for  the  purposes  of  derogation  from  grant,  the 
defendants  are  in  the  same  position  as  the  original  lessor,  and  therefore  I  approach  the  question  from  this  point  of 
view:  Could  the  lessor,  either  immediately  after  the  lease,  or,  at  any  rate,  during  the  continuance  of  the  term  of 
twenty-one  years,  have  done  what  the  defendants  have  done  without  derogating  from  his  grant  of  this  land  for  the 
purpose  of  a  magazine  for  explosives? 

It  has  been  said  that  the  surrounding  circumstances  must  be  looked  at.  With  that  I  agree.  It  has  been  laid  down  on 
more  than  one  occasion  that  you  must  look  at  the  surrounding  circumstances  in  order  to  help  you  to  ascertain  what 
the  grant  in  fact  was.  Two  main  objections  were  taken  to  the  maintenance  of  this  action.  The  first  was  that  this  being 
a  mining  district,  it  must  for  that  reason  be  taken  that  there  was  a  reservation,  or  at  any  rate,  an  implication  that  the 
grant  did  not  extend  so  far  as  to  interfere  with  the  lessor's  right  to  work  his  mines.  I  do  not  think  that  contention  is 
sound.  No  doubt  the  fact  that  it  was  a  mineral  district  must  be  taken  into  account;  but  I  can  see  nothing  here  to  show 
that,  if  the  lessor  chose  to  reopen  the  mine  and  by  so  doing  interfered  with  the  enjoyment  of  the  land  for  the  purposes 
of  an  explosives  magazine,  that  was  a  thing  which  was  contemplated  by  the  parties.  It  is  quite  true  that  the 
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restraining  the  carrying  on  of  any  business  similar  to  the  plaintiff's  business  in  any  subsequent  lease  of  any  of  the 
property  retained  by  them,  for  it  would  seem  to  me  to  be  difficult  to  confine  the  case  to  those  shops  which  are 
actually  adjoining,  or  to  draw  a  line  defining  which  of  the  premises  were  to  be  subjected  to  such  a  restriction. 

[Luxmoore  J.  then  discussed  the  O' Cedar  case,  citing  these  passages  from  it.] 

"In  the  case  before  me  ...  the  purpose  for  which  the  premises  were  demised  to  the  plaintiffs  has  not  been  frustrated 
by  what  has  been  done  by  the  defendants.  The  plaintiffs  can  still  conduct  their  business  as  they  were  able  to  before 
the  surrendered  premises  were  let  to  Davies. . . .  [The  question  is]  whether  the  principle  that  a  lessor  may  not  derogate 
from  his  grant  extends  beyond  cases  in  which  the  purpose  of  the  grant  is  frustrated  to  cases  in  which  that  purpose 
can  still  be  achieved  albeit  at  a  greater  expense  or  with  less  convenience....  The  contention  that  the  defendants,  by 
doing  something  on  the  adjoining  land  which  is  not  in  itself  unreasonable  or  unbusinesslike,  which  has  not  affected 
the  demised  premises  physically  in  any  way,  which  has  not  rendered  it  less  easy  or  less  legal  to  carry  on  upon  them 
the  business  for  which  they  were  demised,  but  which  has  had  the  effect  of  adding  substantially  to  the  expense  of 
carrying  on  that  business  there,  have  derogated  from  their  grant.  I  should  be  extending  the  application  of  the  principle 
into  a  region  quite  different  from  that  in  which  it  has  hitherto  been  applied  if  I  were  to  hold  that  it  applied  to  anything 
done  by  a  lessor  upon  adjoining  land  which,  while  not  otherwise  affecting  the  demised  premises  or  their  user  in  any 
way,  merely  made  it  more  expensive  than  it  was  before  for  the  lessee  to  carry  on  his  business  on  the  demised 
premises.  I  do  not  think  such  a  case  comes  within  that  principle  at  all." 

In  my  judgment,  the  decision  [in  O' Cedar]  ...  applies,  and  governs  the  present  case.  I  am  unable  to  hold  that  it  was 
within  the  reasonable  contemplation  of  the  plaintiff  and  defendants  that  the  defendants  were  putting  themselves  and 
their  remaining  property  under  such  an  obligation  to  the  plaintiff  as  that  contended  for  by  her.  For  these  reasons, 
I  think  that  the  action  fails,  and  must  be  dismissed  with  costs. 


NOTES 


1)  In  Caplan  et  al  v.  Acadian  Machinery  Ltd.  (1976),  70  D.L.R.  (3d)  383  (Ont.  Div.  Ct.)  Caplan 
leased  premises  to  Acadian  in  1972,  the  lease  providing  that  the  tenant  would  pay  for  maintenance 
of  the  heating  equipment  and  for  insurance.  Caplan  then  leased  the  adjoining  premises  to  another 
tenant,  whose  business  was  of  a  nature  that  caused  the  insurance  premiums  on  Acadian's  property 
to  rise.  Acadian  refused  to  pay  the  insurance,  arguing  that  Caplan  had  derogated  from  its  grant. 
Caplan  won  at  trial.  The  Divisional  Court  judgment  on  appeal  is  a  short  oral  one,  Holland  J. 
stating  that:  "We  are  all  of  the  view  that  the  action  of  the  landlord  in  the  circumstances  set  out 
above  ...  was  not  a  derogation  from  its  grant".  What  distinguishes  Caplan  from  Harmer? 

2)  In  Langley's  Ltd,  v.  Lawrence  Manor  Investment  Ltd..  [1960]  O.W.N.  436  (H.C.)  a  plan 
attached  to  the  lease  by  the  landlord  showed  a  parking  area  attached  to  the  shopping  centre  in 
which  the  tenant  rented  premises.  The  landlord  later  constructed  a  new  building  in  the  parking 
area,  and  this  detrimentally  affected  the  tenant's  business.  King  J.  held  that  the  attachment  of  a 
plan  to  the  lease  was  intended  to  confirm  that  this  area  would  be  available  for  parking.  Hence  the 
new  construction  did  constitute  a  derogation  from  the  property  granted  in  the  lease,  and  the 
plaintiff  was  entitled  to  damages. 
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3)  The  rule  that  it  is  not  a  derogation  from  grant  for  a  landlord  to  permit  competitive  enterprises 
in  neighbouring  premises  was  confirmed  in  Clark's  Gamble  of  Canada  Ltd,  v.  Grant  Park  Plaza 
Ltd.  (1967),  64  D.L.R.  (2d)  570  (S.C.C.).  Spence  J.  said  at  pp.  579-580: 

"In  the  present  case,  the  landlord,  whether  it  be  considered  to  be  Grant  Park  Plaza  Ltd.  or  either 
of  its  subsidiary  companies,  does  not  propose  to  utilize  any  part  of  the  balance  of  its  land  in  a 
fashion  which  would  result  in  any  part  of  the  lands  leased  to  the  appellant  being  rendered  unfit  for 
doing  business.  It  proposes  to  erect  a  building  more  than  twice  the  size  of  that  leased  to  the 
appellant  and  lease  the  said  building  to  the  F.W.  Woolworth  Company  for  the  carrying  on  of  a 
Woolco  store.  It  is  true  that  one  could  only  expect  the  operation  of  the  Woolco  Store  to  be  stern 
competition  for  the  appellant.  But  this  is  far  from  conduct  which  would  render  the  premises  leased 
to  the  appellant  unfit  for  it  to  carry  on  its  business.  To  adopt  the  words  from  Browne  v.  Flower. 
"After  all,  a  purchaser  can  always  bargain  for  those  rights  which  he  deems  indispensable  to  his 
comfort".  Certainly  the  responsible  officers  of  the  appellant  were  well  aware  of  the  rights  and 
interests  of  their  employer.  They  had  had  long  experience  in  both  merchandising  and  leasing  and 
would  have  found  it  a  matter  of  no  particular  complication  whatsoever  to  have  drafted  and  insisted 
on  a  clear  and  exact  covenant  against  leasing  to  a  competing  enterprise." 
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D)  EXPRESS  AND  IMPLIED  LANDLORD  COVENANTS  OF  FITNESS  FOR  USE 

The  common  law  does  not  imply  into  the  lease  an  obligation  on  the  landlord  that  the  premises  be 
fit  for  use.  That  is,  per  Megarry  and  Wade,  there  is  no  implied  undertaking  "that  the  premises  are 
or  will  be  fit  for  habitation,  or  for  any  particular  use,  or  that ...  [the  landlord]  will  do  any  repairs 
or  rebuild  the  premises  ...  if  destroyed  by  fire,  even  if  he  has  covenanted  for  quiet  enjoyment". 
Thus  the  tenant  takes  the  premises  subject  to  any  defects  existing  or  subsequently  arising.  The  lack 
of  an  implied  obligation  of  fitness  for  use  is  said  to  derive  from  the  fact  that  the  lease  is  primarily 
a  conveyance  of  the  land. 

The  only  common  law  exception  to  this  comes  in  the  case  of  furnished  premises.  In  this 
circumstance  the  landlord  impliedly  undertakes  that  they  will  be  fit  for  human  habitation.  The 
rules  on  fitness  for  use,  and  the  standard  explanation  of  the  distinction,  are  reviewed  in  Davev  v. 
Christoff  below. 

The  parties  may,  of  course,  expressly  contract  for  a  term  governing  fitness  for  use  and/or  repair. 
If  that  is  done  the  covenant  is,  like  all  covenants,  independent  of  the  lease,  unless  it  is  made  a 
condition.  See  the  operation  of  this  rule  in  Johnston  v.  Givens,  below.  You  might  think  that  this 
case,  and  Davev  v.  Christoff  represent  a  failure  to  adapt  common  law  rules  to  the  Canadian 
context  -  or  more  precisely  the  Canadian  winter! 

In  Brvmer  v.  Thompson  there  was  no  express  covenant;  how  was  the  court  nonetheless  able  to  find 
a  warranty  of  fitness  for  use? 


DAVEY  v.  CHRISTOFF  (1916),  28  D.L.R.  447  (Ont.  C.A.) 

MEREDITH,  C.J.O.:  This  is  an  appeal  by  the  defendants  from  the  judgment  of  Masten,  J.,  dated  the  17th 
December,  1915  pronounced  after  the  trial  before  him  sitting  without  a  jury;  and  there  is  a  cross-appeal  by  the 
plaintiff  as  to  the  damages  which  were  awarded  to  him,  which,  he  contends,  should  have  been  greater  by  $200  than 
the  amount  which  he  was  held  to  be  entitled  to  recover. 

The  facts  as  to  the  main  question  are  not  seriously  in  dispute,  and  are  simple.  The  appellants  were  tenants  of  a 
moving  picture  theatre  known  as  "The  Temple",  1032  Queen  Street  West,  in  the  city  of  Toronto,  which  occupied 
the  ground-floor  of  a  building  owned  by  a  man  named  Vogan,  and  one  of  the  terms  of  the  tenancy  was  that  the 
appellants  were  to  heat  the  upper  part  of  the  building.  The  building  was  heated  by  means  of  a  furnace  or  boiler  which 
was  situate  in  that  part  of  the  building  of  which  the  appellants  became  tenants.  The  appellants  carried  on  the  moving 
picture  business  for  about  eleven  months,  when  they  sublet  the  theatre  to  the  respondent.  The  lease  to  the  respondent 
is  dated  the  8th  October,  1914,  and  is  for  two  years  from  the  12th  day  of  that  month  and  one  of  its  terms  is  that  he 
was  to  "keep  the  building's  other  flats  heated  at  his  own  expense".... 

Nothing  was  said  as  to  the  heating  of  the  building  until  the  parties  met  to  have  the  lease  prepared  and  executed.  In 
discussing  the  terms,  Begoin  Christoff  told  the  respondent  that  he  must  agree  to  heat  the  upper  part  of  the  building. 
The  respondent  demurred  to  this,  and  asked  how  much  coal  it  would  take  to  heat  the  place,  and  the  reply  was  either 
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ready-furnished  room  in  an  hotel,  which  is  hired  on  the  understanding  that  it  shall  be  reasonably  fit  for  immediate 
habitation.  In  such  case  the  bargain  is  not  so  much  for  the  house  as  the  furniture,  and  it  is  well  understood  that  the 
house  is  to  be  supplied  with  fit  and  proper  furniture,  and  that,  if  it  be  defective,  the  landlord  is  bound  to  replace  it." 

After  much  consideration,  I  have  come  to  the  conclusion  that  the  letting  in  the  case  at  bar  comes  within  the  exception 
established  by  Smith  v.  Marrable  ...,  and  that  there  is  to  be  implied  a  warranty  or  condition  in  the  contract  between 
the  parties  that  the  theatre  was  fit  for  immediate  occupation  and  use  as  a  moving  picture  theatre.  The  property 
demised  was  not  realty  only,  but  there  were  included  in  the  demise  the  whole  contents  of  the  theatre,  "including  387 
seats,  more  or  less,  piano,  machines,  and  all  other  necessary  equipment  for  the  operation  of  the  theatre. "  The  demise 
resembles  in  its  essential  features  that  of  a  furnished  house;  it  was  of  a  furnished  theatre,  the  whole  let  as  a  going 
concern  and  for  immediate  occupation  and  use  as  a  moving  picture  theatre.  The  condition  or  warranty  that  it  was  fit 
for  occupation  and  use  as  a  moving  picture  theatre  was  undoubtedly  broken.  In  a  climate  such  as  that  of  Ontario  there 
can  be  no  doubt,  I  think,  that  if  there  were  no  adequate  heating  appliances  in  a  furnished  house  intended  to  be  heated 
by  steam  or  hot  water  or  air,  and  let  for  a  period  covering  the  winter  months,  the  house  would  he  unfit  for  human 
habitation  within  the  decision  in  Smith  v.  Marrable,  and  I  can  see  no  difference  between  such  a  case  and  that  of  a 
furnished  moving  picture  theatre  let  for  immediate  occupation  and  use. 

My  view  that  a  warranty  or  condition  that  the  premises  demised  were  fit  for  immediate  occupation  and  use  as  a 
moving  picture  theatre  should  be  implied  is,  I  think,  strengthened  by  the  provision  of  the  lease  requiring  the 
respondent  to  heat  the  upper  flats  and  by  the  discussion  which  took  place  as  to  the  quantity  of  coal  which  was 
required  to  do  the  heating  -  which  indicates  that  the  parties  were  dealing  with  premises  that  were  supplied  with 
adequate  heating  appliances.  Indeed,  if  it  were  not  for  the  finding  to  the  contrary  of  the  learned  trial  Judge,  I  should 
have  thought  that  the  evidence  warranted  the  conclusion  that  there  was  an  express  warranty  that  not  more  than  three 
tons  of  coal  per  month  would  required  to  heat  the  theatre  and  the  upper  flats,  and  that  there  was  a  breach  of  that 
warranty. 


NOTES 


1)  In  Davev  v.  Christoff  Meredith  C.J.O.  was  content  to  adopt  the  rules  laid  down  in  the  1840s 
English  cases  cited  in  the  judgment.  Yet  note  that  he  also  states:  "In  a  climate  such  as  that  of 
Ontario  there  can  be  no  doubt,  I  think,  that  if  there  were  no  adequate  heating  appliances  in  a 
furnished  house  intended  to  be  heated  by  steam  or  hot  water  or  air,  and  let  for  a  period  covering 
the  winter  months,  the  house  would  he  unfit  for  human  habitation  within  the  decision  in  Smith  v. 
Marrable".  Why  furnished  only?  If  "local  circumstances"  are  relevant,  why  would  he  not  have 
used  them  for  a  broader  holding?  Fitness  for  use  in  residential  tenancies  is  now  generally  covered 
by  legislation.  The  relevant  Ontario  provision  will  be  examined  in  chapter  12. 

2)  The  distinction  drawn  by  the  common  law  between  furnished  and  unfurnished  premises  has 
been  adopted  by  all  Canadian  common  law  jurisdictions.  See,  inter  alia.  Re  Trella  and  Anko 
Investments  Ltd.  (1981).  122D.L.R.  (3d)  713  (Alta.  Q.B.).  In  that  case  BelzilJ.  stated  that  fitness 
for  use  must  be  covered  by  the  terms  of  the  lease  in  the  case  of  unfurnished  premises  and  that  "a 
duty  to  repair  defects  that  exist  or  which  later  arise  will  not  normally  be  implied". 

3)  The  implied  covenant  affecting  furnished  premises  has  been  extended  to  premises  to  be  used 
as  a  nursing  home:  Gentz  v.  Dawson  (1966),  60  D.L.R.  (2d)  545  (Man.  Q.B.). 


, 
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E)  THE  TENANT'S  OBLIGATION  TO  PAY  RENT  AND  LANDLORD  REMEDIES 


Rent  is  not  a  requirement  of  the  leasehold  relationship,  and  therefore  there  is  no  implied  obligation 
to  pay  it  at  common  law.  But  if  it  is  included  in  the  lease,  and  of  course  that  is  invariably  the  case, 
then  the  common  law  imposed  an  obligation  to  pay.  If  rent  is  included  in  a  lease  the  obligation  to 
pay  it  is  now  a  statutory  condition:  see  Ontario's  Landlord  and  Tenant  Act,  s.  18  (1)  (below).1 

If  the  tenant  fails  to  pay  rent  within  the  15  days  mandated  by  s.  18  (1),  the  landlord  has  a  number 
of  options.  He  or  she  can  choose  to  end  the  lease  -  called  a  forfeit  of  the  lease.  This  may  be  done 
either  by  a  physical  re-entry  by  the  landlord,  or  through  an  action  for  possession.  In  either  case 
the  landlord  may  also,  and  obviously  usually  would,  sue  for  rent  due.  A  landlord  has  another 
remedy  to  use  for  unpaid  rent,  one  unique  to  it  among  all  "creditors".  The  landlord  may  levy 
distress  on  the  tenant  -  seize  the  tenant's  goods  which  are  on  the  demised  premises  and  sell  them 
to  meet  the  rent  due.  However,  distress  is  a  remedy  which  flows  only  from  the  existence  of  the 
landlord-tenant  relationship,  and  therefore  it  requires  that  relationship  to  continue.  That  is,  the 
landlord  cannot  both  forfeit  the  lease  and  take  distress. 


FORFEITURE:  STATUTORY  PROVISIONS 


At  common  law  the  right  to  forfeit  could  be  exercised  as  soon  as  the  tenant  failed  to  pay  rent. 
Sections  18  (1)  and  20  (4)  of  Ontario’s  Landlord  and  Tenant  Act.  R.S.O.  1990,  c.  L-7  change  the 
common  law  position  to  some  degree: 

18(1)  Every  demise,  whether  by  parol  or  in  writing  and  whenever  made,  unless  it  is  otherwise  agreed,  shall  be 
deemed  to  include  an  agreement  that  if  the  rent  reserved,  or  any  part  thereof,  remains  unpaid  for  fifteen  days  after 
any  of  the  days  on  which  it  ought  to  have  been  paid,  although  no  formal  demand  thereof  has  been  made,  it  is  lawful 
for  the  landlord  at  any  time  thereafter  to  reenter  into  and  upon  the  demised  premises  or  any  part  thereof  in  the  name 
of  the  whole  and  to  have  again,  repossess  and  enjoy  the  same  as  of  the  landlord's  former  estate. 

20  (4)  Where  the  proceeding  is  brought  to  enforce  a  right  of  re-entry  or  forfeiture  for  non-payment  of  rent  and  the 
lessee,  at  any  time  before  judgment,  pays  into  court  all  the  rent  in  arrear  and  the  costs  of  the  proceeding,  the 
proceeding  is  forever  stayed. 

While  the  landlord  may  exercise  the  right  of  forfeiture  either  by  court  action  or  by  physical  entry, 
the  Criminal  Code,  s.  72,  limits  the  landlord's  freedom  of  action  in  the  latter  case: 

72  (1)  A  person  commits  forcible  entry  when  that  person  enters  real  property  that  is  in  the  actual  and  peaceable 


1  Note  that  the  Landlord  and  Tenant  Act  is  now  properly  called  the  Commercial  Tenancies  Act. 
This  change  was  made  by  the  Tenant  Protection  Act.  S.O.  1997,  c.  24,  s.  213  (5)  (in  force  as  of 
June  1998).  Its  provisions  remain  the  same,  and  this  casebook  continues  to  use  the  old  name, 
because  that  name  is  used  in  the  cases. 
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possession  of  another  in  a  manner  that  is  likely  to  cause  a  breach  of  the  peace  or  reasonable  apprehension  of  a  breach 
of  the  peace. 

(1.1)  For  the  purposes  of  subsection  (1),  it  is  immaterial  whether  or  not  a  person  is  entitled  to  enter  the  real  property 
or  whether  or  not  that  person  has  any  intention  of  taking  possession  of  the  real  property. 

(2)  A  person  commits  forcible  detainer  when,  being  in  actual  possession  of  real  property  without  colour  of  right,  he 
detains  it  in  a  manner  that  is  likely  to  cause  a  breach  of  the  peace  or  reasonable  apprehension  of  a  breach  of  the 
peace,  against  a  person  who  is  entitled  by  law  to  possession  of  it. 

(3)  The  questions  whether  a  person  is  in  actual  and  peaceable  possession  or  is  in  actual  possession  without  colour 
of  right  are  questions  of  law. 


DISTRESS  GENERALLY 


Distress  is  an  ancient  remedy,  and  an  unusual  one.  Ziff  calls  it  a  "powerful  remedy"  and  a  "relic 
of  feudalism":  Principles  of  Property  Law,  p.  226.  It  allows  the  landlord  to  summarily  take  the 
tenant's  goods  that  are  found  on  the  demised  premises  and  sell  them  to  meet  the  rent  arrears. 
Creditors  generally  must  use  the  courts  to  enforce  debts.  There  are  limits  on  the  kinds  of  property 
that  can  be  taken,  limits  defined  both  by  the  common  law  and  by  statute.  The  Landlord  and  Tenant 
Act  also  contains  a  variety  of  other  provisions  regulating  distress,  some  of  which  are  reproduced 
here: 

30  (2)  A  landlord  shall  not  distrain  for  rent  on  the  goods  and  chattels  of  any  person  except  the  tenant  or  person  who 
is  liable  for  the  rent,  although  the  same  are  found  on  the  premises;  but  this  restriction  does  not  apply  in  favour  of 
a  person  claiming  title  under  an  execution  against  the  tenant,  or  in  favour  of  a  person  whose  title  is  derived  by 
purchase,  gift,  transfer,  or  assignment  from  the  tenant  whether  absolute  or  in  trust,  or  by  way  of  mortgage  or 
otherwise,  nor  to  the  interest  of  the  tenant  in  any  goods  or  chattels  on  the  premises  in  the  possession  of  the  tenant 
under  a  contract  for  purchase,  or  by  which  the  tenant  may  or  is  to  become  the  owner  thereof  upon  performance  of 
any  condition,  nor  where  goods  or  chattels  have  been  exchanged  between  tenants  or  persons  by  the  one  borrowing 
or  hiring  from  the  other  for  the  purpose  of  defeating  the  claim  of  or  the  right  of  distress  by  the  landlord,  nor  does 
the  restriction  apply  where  the  property  is  claimed  by  the  spouse,  daughter,  son,  daughter-in-law,  or  son-in-law  of 
the  tenant,  or  by  any  other  relative  of  the  tenant's,  if  such  other  relative  lives  on  the  premises  as  a  member  of  the 
tenant's  family,  or  by  any  person  whose  title  is  derived  by  purchase  gift,  transfer  or  assignment  from  any  relative 
to  whom  the  restriction  does  not  apply. 

43.  Distress  shall  be  reasonable. 

47.  Save  as  herein  otherwise  provided,  goods  or  chattels  that  are  not  at  the  time  of  the  distress  upon  the  premises 
in  respect  of  which  the  rent  distrained  for  is  due  shall  not  be  distrained  for  rent. 

48  (1)  Where  any  tenant  ...  fraudulently  or  clandestinely  conveys  away,  or  carries  off  or  from  the  premises  the 
tenant's  goods  or  chattels  to  prevent  the  landlord  from  distraining  them  for  arrears  of  rent  so  reserved,  due,  or  made 
payable,  the  landlord  or  any  persor  lawfully  empowered  for  that  purpose  by  the  landlord,  may,  within  thirty  days 
next  ensuing  such  conveying  away  or  carrying  off,  take  and  seize  such  goods  and  chattels  wherever  they  are  found, 
as  a  distress  for  such  arrears  of  rent,  and  sell  or  otherwise  dispose  of  them  in  such  manner  as  if  they  had  actually 
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been  distrained  by  the  landlord  upon  such  premises  for  such  arrears  of  rent. 

(2)  No  landlord  or  other  person  entitled  to  such  arrears  of  rent  shall  take  or  seize,  as  a  distress  for  the  same,  any  such 
goods  or  chattels  that  have  been  sold  in  good  faith  and  for  a  valuable  consideration,  before  such  seizure  made,  to 
any  person  not  privy  to  such  fraud. 

49.  Where  any  goods  or  chattels  fraudulently  or  clandestinely  conveyed  or  carried  away  by  any  tenant,  the  tenant's 
servant,  or  agent,  or  other  person  aiding  or  assisting  therein,  are  or  are  believed  to  be  in  any  house,  bam,  stable, 
outhouse,  yard,  close  or  place,  locked  up,  fastened  or  otherwise  secured  so  as  to  prevent  them  from  being  taken  and 
seized  as  a  distress  for  arrears  of  rent,  the  landlord  or  the  landlord's  agent  may  take  and  seize,  as  a  distress  for  rent, 
such  goods  and  chattels,  first  calling  to  the  landlord’s  assistance  a  peace  officer  who  is  hereby  required  to  aid  and 
assist  therein,  and,  in  case  of  a  dwelling  house,  oath  being  also  first  made  of  a  reasonable  ground  to  believe  that  such 
goods  or  chattels  are  therein,  and,  in  the  daytime,  break  open  and  enter  into  such  house,  bam,  stable,  outhouse,  yard, 
close  or  place  and  take  and  seize  such  goods  and  chattels  for  the  arrears  of  rent  as  the  landlord  might  have  done  if 
they  were  in  an  open  field  or  place  upon  the  premises  from  which  they  were  so  conveyed  or  carried  away. 

50.  If  a  tenant  so  fraudulently  removes,  conveys  away  or  carries  off  the  tenant's  goods  or  chattels,  or  if  any  person 
wilfully  and  knowingly  aids  or  assists  the  tenant  in  so  doing,  or  in  concealing  them,  every  person  so  offending  shall 
forfeit  and  pay  to  the  landlord  double  the  value  of  such  goods  or  chattels,  to  be  recovered  by  action  in  any  court  of 
competent  jurisdiction. 

[The  fraudulent  removal  provisions  were  applied  in  Park  Street  Plaza  Limited  v.  Surinder 
Bhamber  (1992),  23  R.  P  R.  (2d)  288  (Ont  G.D).  The  court  found  that  the  tenant  had  indeed 
removed  goods  from  the  premises  for  the  purpose  of  preventing  the  landlord  from  taking  distress. 
The  rent  owed  was  a  little  less  than  $10,000,  the  value  of  the  goods  removed  $25,000.  The  court 
then  held  that  s.  50  gives  no  discretion:  "it  is  a  mandatory  provision  that  the  amount  of  the  penalty 
shall  be  double  the  value  of  the  goods  or  chattels,  and  I  accordingly  fix  that  particular  penalty  at 
the  amount  of  $50,000."] 

53.  Where  any  goods  or  chattels  are  distrained  for  any  rent  reserved  and  due  upon  any  demise,  lease  or  contract, 
and  the  tenant  or  owner  of  them  does  not,  within  five  days  next  after  such  distress  taken  and  notice  thereof,  with  the 
cause  of  such  taking,  left  at  the  dwelling  house  or  other  most  conspicuous  place  on  the  premises  charged  with  the 
rent  distrained  for,  replevy  the  same,  then,  after  the  distress  and  notice  and  the  expiration  of  such  five  days,  the 
person  distraining  shall  cause  the  goods  and  chattels  so  distrained  to  be  appraised  by  two  appraisers,  who  shall  first 
be  sworn  to  appraise  them  truly,  according  to  the  best  of  their  understandings,  a  memorandum  of  which  oath  is  to 
be  endorsed  on  the  inventory,  and  after  such  appraisement  the  person  so  distraining  may  lawfully  sell  the  goods  and 
chattels  so  distrained  for  the  best  price  that  can  be  got  for  them  towards  satisfaction  of  the  rent  for  which  they  were 
distrained  and  of  the  charges  of  the  distress,  appraisement  and  sale,  and  shall  hold  the  overplus,  if  any,  for  the 
owner's  use  and  pay  it  over  to  the  owner  on  demand. 

54.  Where  a  distress  is  made  for  any  kind  of  rent  justly  due,  and  any  irregularity  or  unlawful  act  is  afterwards  done 
by  the  person  distraining,  or  by  that  person's  agent,  or  if  there  has  been  an  omission  to  make  the  appraisement  under 
oath,  the  distress  itself  shall  not  be  therefore  deemed  to  be  unlawful,  nor  the  person  making  it  be  deemed  a  trespasser 
from  the  beginning,  but  the  person  aggrieved  by  the  unlawful  act  or  irregularity  may  recover  by  action  full 
satisfaction  for  the  special  damage  sustained  thereby. 

55  (1)  A  distrainer  who  takes  an  excessive  distress,  or  takes  a  distress  wrongfully,  is  liable  in  damages  to  the  owner 
of  the  goods  or  chattels  distrained. 
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F)  FORFEITURE  AND  RELIEF  AGAINST  FORFEITURE  FOR  TENANTS 

Ontario's  Landlord  and  Tenant  Act  provides  some  protection  for  tenants  from  forfeiture  as  a 
consequence  of  breach  of  condition.  Section  19  (2)  is  a  notice  requirement,  which  the  courts  have 
interpreted  strictly: 

19  (2)  A  right  of  re-entry  or  forfeiture  under  any  proviso  or  stipulation  in  a  lease  for  a  breach  of  any  covenant  or 
condition  in  the  lease,  other  than  a  proviso  in  respect  of  the  payment  of  rent,  is  not  enforceable  by  action,  entry,  or 
otherwise,  unless  the  lessor  serves  on  the  lessee  a  notice  specifying  the  particular  breach  complained  of,  and,  if  the 
breach  is  capable  of  remedy,  requiring  the  lessee  to  remedy  the  breach,  and,  in  any  case,  requiring  the  lessee  to  make 
compensation  in  money  for  the  breach,  and  the  lessee  fails  within  a  reasonable  time  thereafter  to  remedy  the  breach, 
if  it  is  capable  of  remedy,  and  to  make  reasonable  compensation  in  money  to  the  satisfaction  of  the  lessor  for  the 
breach. 

Note  also  that  the  courts  are  strict  in  requiring  landlords  to  conform  to  any  particular  termination 
procedures  in  the  lease  itself.  The  rationales  for  close  adherence  to  notice  and  other  procedures 
in  termination  are  much  the  same  as  for  granting  relief  against  forfeiture,  discussed  below. 

More  substantial  protections  are  provided  by  the  "relief  against  forfeiture"  provisions  contained 
in  section  20: 

20  (1)  Where  a  lessor  is  proceeding  by  action  or  otherwise  to  enforce  a  right  of  reentry  or  forfeiture,  whether  for 
non-payment  of  rent  or  for  other  cause,  the  lessee  may,  in  the  lessor's  action,  if  any,  or  if  there  is  no  such  action 
pending,  then  in  an  action  or  application  in  the  Ontario  Court  (General  Division)  brought  by  the  lessee,  apply  to  the 
court  for  relief,  and  the  court  may  grant  such  relief  as,  having  regard  to  the  proceeding  and  conduct  of  the  parties 
under  section  19  and  to  all  the  other  circumstances,  the  court  thinks  fit,  and  on  such  terms  as  to  payment  of  rent, 
costs,  expenses,  damages,  compensation,  penalty,  or  otherwise,  including  the  granting  of  an  injunction  to  restrain 
any  like  breach  in  the  future  as  the  court  considers  just. 

(2)  This  section  and  section  19  apply,  although  the  proviso  or  stipulation  under  which  the  right  of  re-entry  or 
forfeiture  accrues  is  inserted  in  the  lease  in  pursuance  of  the  directions  of  a  statute.... 

(6)  This  section  applies  to  leases  made  either  before  or  after  the  commencement  of  this  Act  and  applies  despite  any 
stipulation  to  the  contrary. 

(7)  This  section  does  not  extend, 

(a)  to  a  covenant  or  condition  against  the  assigning,  underletting,  parting  with  the  possession,  or  disposing  of  the  land 
leased;  or  to  a  condition  for  forfeiture  on  the  bankruptcy  of  the  lessee,  or  on  the  lessee  making  an  assignment  for 
the  benefit  of  creditors  under  the  Assignments  and  Preferences  Act,  or  on  the  taking  in  execution  of  the  lessee's 
interest.... 

The  reference  in  s.  20  (2)  above  to  a  "right  of  re-entry  ...  in  pursuance  of  the  directions  of  a 
statute"  is  to  s.  18  (2)  of  the  Act: 

18  (2)  Every  such  demise  shall  be  deemed  to  include  an  agreement  that  if  the  tenant  or  any  other  person  is  convicted 
of  keeping  a  disorderly  house  within  the  meaning  of  the  Criminal  Code  (Canada)  on  the  demised  premises  or  any 
part  thereof,  or  carries  on  or  engages  in,  on  the  demised  premises  or  any  part  thereof,  any  trade,  calling,  business 
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or  occupation  for  which  a  licence  is  required  under  a  by-law  passed  under  sections  224  or  225  of  the  Municipal  Act 
without  that  licence,  it  is  lawful  for  the  landlord  at  any  time  thereafter  to  re-enter  into  the  demised  premises  or  any 
part  thereof  and  to  have  again,  repossess  and  enjoy  the  same  as  of  the  landlord's  former  estate. 

The  origins  of  the  statutory  provisions  providing  for  relief  against  forfeiture  are  in  equity,  and  the 
rationale  of  both  equitable  relief  and  the  statute  is  that  "the  right  of  entry  by  the  landlord  is 
typically  meant  to  provide  only  security  for  the  performance  of  the  obligations  of  the  lease,  a 
security  that  is  unnecessary  once  the  tenant  has  made  good  on  the  default":  Ziff,  Principles  of 
Property  Law,  p.  227. 

There  are  a  good  many  cases  on  the  criteria  for  granting  relief  against  forfeiture.  In  "Remedies 
for  Breaches  of  Commercial  Leases",  Law  Society  of  Upper  Canada  Bar  Admission  Materials 
1986-1987:  Real  Estate  and  Landlord  and  Tenant.  Barry  Bernstein  summarises  some  of  the 
principal  criteria  (pp.  729-730): 

1)  whether  the  landlord  can  be  adequately  compensated  by  money  or  by  the  imposition  of  terms; 

2)  the  prejudice  to  the  landlord  if  relief  is  granted  as  compared  to  the  prejudice  to  the  tenant  if 
relief  is  not  granted; 

3)  the  hardship  that  would  be  imposed  on  the  tenant  if  relief  is  not  granted,  in  view  of  the  extent 
of  the  tenant's  investment  in  the  premises; 

4)  the  nature  of  the  breach,  and,  in  particular,  whether  it  occurred  through  a  mistake  on  the 
tenant's  part  without  any  conscious  intent  to  breach  the  conditions  or  covenants  contained  in  the 
lease; 

5)  whether  the  tenant  has  attempted  to  remedy  the  breach  once  it  had  been  drawn  to  his  attention 
by  the  landlord,  if  the  breach  can  be  remedied; 

6)  all  relevant  circumstances  surrounding  the  landlord-tenant  relationship,  including  breaches  of 
covenants  other  than  the  one  of  which  the  landlord  has  complained,  and,  in  particular,  whether 
there  has  been  a  strict  or  fairly  casual  observance  of  the  lease  provisions  on  the  part  of  both 
landlord  and  tenant  over  the  term  of  the  lease; 

7)  the  landlord's  real  motives  in  attempting  to  exercise  its  right  of  re-entry  and,  in  particular, 
whether  it  appears  that  the  landlord  is  simply  trying  to  take  advantage  of  the  tenant's  breach  as  an 
opportunity  to  avoid  its  long-term  bargain. 
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Kerbv  (1920).  19  O.W.N.  381. 

In  the  present  case,  I  find  that  the  tenant  has  been,  and  still  is,  in  breach  of  the  covenants  relating  to  repairs  and 
alterations,  the  covenant  not  to  assign  or  sublet  without  leave,  and  the  covenant  not  to  remove  goods  from  the 
demised  premises.  In  addition  thereto  the  tenant  was,  at  the  date  of  re-entry  by  the  landlords,  in  breach  of  the 
covenant  to  pay  rent  and  to  pay  taxes.  With  respect  to  the  payment  of  rent,  he  has  persisted  in  late  payment  of  same 
as  referred  to  earlier,  notwithstanding  repeated  requests  for  prompt  payment.  The  matter  of  default  in  payment  of 
taxes  was  brought  to  the  tenant's  attention  long  before  the  re-entry.  The  tenant  chose  to  ignore  the  landlords'  warning 
in  that  regard.  In  addition  to  all  of  the  aforesaid  matters,  the  tenant  has  moved  his  business  from  the  demised 
premises  to  a  new  place  of  business  on  the  same  street.  This  is  not  a  case  of  hardship  where  a  tenant  is,  as  a  result 
of  a  careless  oversight  or  other  reason,  being  forced  out  of  the  business  for  which  he  rented  the  premises. 

[The  landlord's  application  was  allowed.] 


NOTES 


1)  Relief  was  refused  in  931576  Ontario  Inc,  v.  Bramalea  Properties  (1992),  24  R.P.R.  (2d)  1 
(Ont.  G.D.).  The  tenant  operated  a  restaurant  and  bar  in  the  lobby  of  an  office  building.  It  started 
to  provide  live  music,  and  this  resulted  in  many  complaints  from  other  tenants.  The  landlord 
terminated  pursuant  to  a  clause  in  the  lease  which  permitted  termination  if  the  quiet  enjoyment  of 
other  tenants  was  affected.  The  tenant  applied  for  but  was  denied  relief.  Montgomery  J.  noted  that 
the  tenant  was  given  the  opportunity  to  redress  the  problem  but  ignored  complaints.  Its  "attitude" 
was  "inappropriate",  and  its  behaviour  "reprehensible",  while  the  breaches  complained  of  were 
"persistent"  and  "substantial". 


2)  The  equitable  maxim  that  an  applicant  must  come  to  the  court  with  "clean  hands"  was  applied 
in  Kochhar  v.  Ruffage  Food  Corp.  (1992),  23  R.P.R.  (2d)  200  (Ont.  G.D.).  A  sub-tenant  in  a 
franchise  agreement  was  supposed  to  pay  7%  of  revenues  to  the  principal  tenant,  its  "landlord". 
The  tenant  believed,  with  some  justification,  that  the  sub-tenant  was  not  reporting  all  revenues, 
and  terminated  as  a  result.  The  court  denied  relief  because,  as  an  equitable  remedy,  relief  against 
forfeiture  required  the  sub-tenant  to  have  "clean  hands". 
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G)  LANDLORDS'  REMEDIES  AND  DUTIES  FOLLOWING  ABANDONMENT: 

DEVELOPMENTS  FROM  HIGHWAY  PROPERTIES 


This  section  deals  further  with  the  issue  of  abandonment  by  the  tenant,  discussed  in  the  previous 
chapter.  Highway  Properties  left  unclear  a  couple  of  important  issues.  One  of  those  was  whether 
a  duty  to  mitigate  should  be  imposed  on  the  landlord;  mitigation  is  discussed  below,  in  the  Postal 
Promotions  and  Windmill  Place  cases. 

The  other  issue  is  "notice".  In  Highway  Properties  Laskin  J.  re-stated  the  argument  presented  by 
counsel  for  Highway  Properties  as  being  that  a  "fourth  option"  for  the  landlord  should  be  added, 
that  the  landlord  "might  elect  to  terminate  the  lease  but  with  notice  to  the  defaulting  tenant  that 
damages  would  be  claimed  on  a  footing  of  present  recovery  of  damages  for  losing  the  benefit  of 
the  lease  over  its  unexpired  term".  Yet  in  his  conclusion  to  the  judgment  there  is  no  mention  of 
"notice".  He  simply  stated:  "repudiation  by  the  tenant  gives  the  landlord  at  that  time  a  choice 
between  holding  the  tenant  to  the  lease  or  terminating  it,  yet  at  the  same  time  a  right  of  action  for 
damages  then  arises;  and  the  election  to  insist  on  the  lease  or  refuse  further  performance  ...  goes 
simply  to  the  measure  and  range  of  damages".  The  latter  passage,  and  particularly  the  use  of  the 
word  "election",  suggests  that  the  court  was  concerned  to  ensure  that  the  landlord  inform  the 
tenant  of  whether  it  was  electing  to  keep  the  lease  alive,  which  is  generally  necessary  in  contract 
law  where  a  repudiation  occurs.  But  beyond  that  one  could  say  that  Laskin  J.  was  imposing  no 
particular  "notice".  And  one  also  might  say  that  a  contractual  approach  mandates  election,  but  no 
special  notice. 

However,  many  decisions  since  Highway  Properties  have  required  specific  notice  of  an  intention 
to  claim  prospective  damages.  A  line  of  cases  in  the  1970s  and  early  1980s  established  not  only 
that  there  must  be  notice,  but  also  that  the  notice  had  to  be  more  or  less  contemporaneous  with  the 
notice  that  terminated  the  lease  and  brought  about  a  surrender:  see,  inter  alia.  Fuda  v.  D'Angelo 
(1974),  2  O.R.  (2d)  605  (H.C.);  Gander  Shopping  Centre  Ltd,  v.  Powell  (1982),  39  Nfld.  and 
P.E.I.R.  313  (Nfld.  D.C.).  The  practising  bar  refers  to  this  as  "a  Highway  Properties  notice". 

North  Bay  is  generally  considered  to  be  the  leading  case  on  this  notice. 


NORTH  BAY  T.V.  AND  AUDIO  LTD,  v.  NOVA  ELECTRONICS  LTD.  ET  AL.  (1983),  4 
D.L.R.  (4TH)  88  (Ont.  H.C.) 

RUTHERFORD  J.:  These  two  actions,  tried  together,  arise  out  of  a  lease  of  commercial  premises  in  the  City  of 
North  Bay.  North  Bay  T.V.  and  Audio  Limited  ("North  Bay  T.V."),  as  landlord,  and  Nova  Electronics  Limited 
("Nova"),  as  tenant,  entered  into  a  lease  of  commercial  premises  at  108  Main  St.  E.  in  North  Bay.  The  lease  had 
a  five-year  term  from  September  1,  1981  to  August  31,  1986,  with  a  monthly  rent  of  $2,900.  Nova  further  agreed 
to  pay  its  share  of  the  building's  electricity  charges,  and  its  share  of  property  tax  increases  over  the  taxes  charged 
in  1981.  Gary  Patrick  Smith,  the  president  of  Nova  and  Everett  Beacock,  its  secretary,  were  guarantors  of  Nova’s 
obligations  under  the  lease. 


376 


NOTE 


An  appeal  to  the  Ontario  Court  of  Appeal  was  dismissed.  The  Court  of  Appeal  [(1984),  47  O.R. 
(2d)  588  (C.A.)]  stated  shortly:  "We  agree  with  the  disposition  of  this  case  by  Rutherford  J.  and 
more  particularly  with  his  conclusion  that  notice  of  intention  to  claim  damages  for  prospective  loss 
of  rent  need  not  be  given  contemporaneously  with  the  termination  of  the  tenancy  and  that  the 
notice  given  by  the  commencement  of  proceedings  was  sufficient  to  found  the  claim  for  damages 
in  this  case". 

North  Bay  therefore  clearly  stands  for  the  proposition  that  the  notice  need  not  be  given  at  the  same 
time  as  termination.  But  in  other  respects  both  trial  and  appeal  judgments  are  unclear.  Is  notice 
in  the  statement  of  claim  always  sufficient?  If  so,  that  would  effectively  eliminate  the  need  for 
special  notice.  Or  does  the  phrase  "in  this  case"  in  the  Court  of  Appeal’s  endorsement  refer  to  the 
fact  that  the  statement  of  claim  was  issued  less  than  two  months  after  abandonment?  If  this  is  so 
then  the  notice  must  be  given  in  a  timely  fashion,  even  if  not  contemporaneously. 

Subsequent  cases  support  both  interpretations.  What  should  be  the  answer? 
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HIGHWAY  PROPERTIES  AND  MITIGATION 


Before  Highway  Properties  the  law  on  mitigation  in  landlord-tenant  relationships  was  clear;  it  did 
not  apply,  being  a  principle  of  contract,  not  leasehold,  law.  In  Highway  Properties  Laskin  J.  made 
only  one  mention  of  mitigation.  Following  his  discussion  of  the  landlord's  option  to  keep  the  lease 
alive  and  re-let  the  premises  on  the  tenant's  account,  he  stated  shortly:  "I  know  that  under  the 
present  case  law  the  landlord  is  not  under  a  duty  of  mitigation,  but  mitigation  is  in  fact  involved 
where  there  is  a  re-letting  on  the  tenant's  account" .  This  seems  to  suggest  that  he  was  not  imposing 
a  duty  to  mitigate,  and  this  impression  is  reinforced  when  one  remembers  that  the  old  first  option  - 
keeping  the  lease  alive  -  was  left  available  to  the  landlord.  That  is,  in  the  face  of  a  clear 
repudiation  of  the  lease  the  innocent  party  may  choose  to  do  nothing  but  keep  the  lease  alive  and 
"run  up"  the  damages.  This  was  done,  for  example,  in  Commercial  Credit  Corp.  v.  Harry  D. 
Shields  Ltd.  (1980),  112  D.L.R.  (3d)  153  (Ont.  H.C.).  A  commercial  tenant  in  arrears  went  into 
receivership.  The  landlord  met  with  the  receiver,  and  the  latter  handed  over  a  note  disclaiming  the 
lease  and  the  keys  to  the  premises.  Out  of  concern  for  security  the  landlord  kept  the  keys  but 
continued  to  assert,  orally  and  in  writing,  that  the  lease  was  in  force.  The  landlord  also  wrote  to 
the  receiver  to  the  effect  that  it  was  its  intention  to  re-let  on  the  tenant's  behalf  and  to  hold  the 
tenant  responsible  for  all  damages.  A  week  later  the  landlord  executed  a  distress  warrant,  and  then 
sold  the  tenant's  goods  for  the  arrears.  Holland  J.  held  that  the  landlord  had  not  accepted  the 
surrender  of  the  lease,  so  that  it  remained  in  force,  and  the  landlord  therefore  had  the  right  to  take 
distress. 

The  failure  to  impose  a  duty  to  mitigate,  to  balance  the  benefits  given  to  a  landlord  who  may  now 
sue  for  the  whole  benefit  of  the  lease,  is  perhaps  inconsistent  with  the  general  principle  of  treating 
the  lease  as  contract  not  a  conveyance,  enunciated  in  Highway  Properties.  Although  the  mitigation 
issue  has  received  a  fair  amount  of  judicial  attention  in  the  last  two  decades,  the  results  have  been 
quite  inconsistent.  Postal  Promotions  is  considered  the  leading  Ontario  case. 


TORONTO  HOUSING  CO.  LTD  ET  AL  v.  POSTAL  PROMOTIONS  LTD.  (1981).  128  D.L.R. 
(3d)  51  (Ont.  H.C.) 

MONTGOMERY  J.:  This  claim  is  by  a  landlord  against  a  tenant  under  three  covenants  in  a  1968  commercial 
20-year  lease.  The  claims  are  for  (1)  payment  of  rent;  (2)  additional  rent....  The  issues  to  be  decided  are: 

(1)  Did  the  landlord  unreasonably  withhold  consent  to  assignment  of  the  lease? 

(2)  Was  the  fresh  lease  for  the  landlord's  or  the  tenant's  account? 

(3)  Should  the  increased  value  of  a  subsequent  lease  be  considered  in  mitigation  of  the  damages  on  termination  of 
the  original  lease? 

The  tenant's  position  is  that  the  premises  were  re-let  after  termination  of  the  lease  on  the  tenant's  behalf.  The  tenant 
contends  that  the  new  lease  was  more  beneficial  to  the  landlord  than  the  original  lease  to  such  an  extent  that  it  totally 
covers  any  amounts  owing  up  to  the  date  of  termination  and  indeed  gives  the  tenant  a  substantial  surplus  for  which 
it  asserts  a  counterclaim.  The  tenant  seeks  a  broad  interpretation  by  this  Court  of  the  principles  enunciated  in 


' 
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NOTES 


1)  What  exactly  does  Postal  Promotions  decide?  Some  subsequent  cases  have  stated  that  it  found 
a  duty  to  mitigate;  is  that  correct? 

2)  A  review  of  other  cases  on  this  issue  shows  a  variety  of  approaches.  Some  courts  have  said 
there  is  a  duty  to  mitigate,  others  that  there  is  not  but  should  be.  In  Grouse  Mechanical  Co.  v. 
Griffith  et  al  (1990),  14  R.P.R.  (2d)  233  (B.C.S.C.)  the  tenant  abandoned  the  premises  and  the 
landlord  re-let,  having  given  the  new  tenant  an  inducement  of  four  months  rent  free.  The 
landlord's  damages  claim  included  rent  for  those  four  months.  Cowan  J.  stated:  "Once  the  tenant 
breached  his  obligations  or  stated  his  intention  to  breach  his  obligations,  the  plaintiff  had  a  duty 
to  mitigate  his  loss".  The  duty  could  only  be  avoided  in  a  situation  in  which  the  landlord  had 
"substantial  and  legitimate  interest  in  actual  performance".  Cowan  J  took  this  latter  notion  from 
Asamera  Oil  Corp  Ltd,  v.  Sea  Oil  and  General  Corp.  (1978),  89  D.L.R.  (3d)  1  (S.C.C.),  the  most 
recent  word  from  the  Supreme  Court  about  when  an  innocent  party  to  a  contract  repudiation  may 
be  able  to  insist  on  performance  rather  than  accept  the  repudiation,  and  there  was  no  discussion 
in  this  part  of  the  judgment  of  any  of  the  leading  landlord  and  tenant  cases  on  the  topic. 

3)  At  odds  with  Grouse  Mechanical  is  Transco  Mills  Ltd,  v.  Percan  Enterprises  Ltd. .  unreported, 
[1993]  B.C.J.  No.  222  (B.C.C.A.).  The  court  held  that  when  a  landlord  keeps  the  lease  alive  "and 
claims  for  rent  due",  there  is  "no  basis  on  which  ...  [it]  can  be  required  to  mitigate  its  loss". 
Citing  Highway  Properties,  the  court  held  that  the  option  of  simply  keeping  the  lease  alive  was 
one  that  the  landlord  was  still  entitled  to  take.  The  court  was  not  persuaded  that  it  should  follow 
the  advice  of  the  province's  Law  Reform  Commission,  which  had  proposed  a  duty  to  mitigate  in 
commercial  tenancies  (Law  Reform  Commission,  British  Columbia,  Report  on  the  Commercial 
Tenancy  Act  (1989)).  It  said:  "If  any  such  change  in  the  law  is  to  be  made,  it  ought,  in  my  view, 
to  be  made  by  the  legislature,  which  is  in  a  position  to  consider  the  full  range  of  commercial 
interests  at  stake,  rather  than  on  the  basis  of  the  necessarily  limited  submissions  of  two  parties  to 
a  lawsuit,  and  I  would  certainly  not  be  prepared  to  take  such  a  step  in  the  present  case". 

4)  One  reason  sometimes  given  for  the  traditional  view  that  there  is  no  duty  to  mitigate  in  these 
circumstances  is  that  mitigation  only  applies  to  executory  contracts,  not  executed  ones.  That  is, 
consider  the  case  of  a  contract  for  the  supply  of  a  particular  good.  Once  the  contract  is  executed 
and  the  goods  delivered,  there  is  as  a  practical  matter  no  duty  to  mitigate  because  the  property 
contracted  for  is  in  the  possession  of  the  transferee.  Traditionally  a  lease  has  been  viewed  the  same 
way,  as  an  executed  contract,  with  the  goods  -  the  right  to  exclusive  possession  for  a  term  -  passed 
on.  But  as  Professor  Weinrib  points  out,  in  fact  the  whole  term  has  not  been  "executed",  and  in 
reality  the  lease  is  as  much  executory  as  it  is  executed:  A.  Weinrib,  "Property,  Precedent  and 
Policy",  (1985)  35  University  of  Toronto  Law  Journal  542  at  544-545. 
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CHAPTER  TWELVE 
RESIDENTIAL  TENANCIES 


A)  INTRODUCTION 

Since  c.  1970  all  Canadian  jurisdictions  have  enacted  separate  statutory  regimes  for  residential, 
as  opposed  to  commercial,  tenancies.  These  regimes  vary  from  province  to  province.  That  of 
Ontario  is  now  to  be  found  in  the  Tenant  Protection  Act.  S.O.  1997,  c.  24,  as  amended,  in  force 
as  of  June  17,  1998.  The  Tenant  Protection  Act  repeals  the  previous  statute,  Part  IV  of  the 
Landlord  and  Tenant  Act.  The  Tenant  Protection  Act  is  not  the  only  statute  that  governs 
residential  tenancies  law  in  the  province.  There  are  other  statutes  directly  relevant  -  notably  the 
Human  Rights  Code  which  prohibits  discrimination  in  the  provision  of  accommodation.  Before 
the  introduction  of  the  Tenant  Protection  Act  there  was  also  separate  legislation  dealing  with  rent 
review/control  and  with  protection  of  the  rental  housing  stock.  These  have  been  repealed  also: 
Tenant  Protection  Act,  ss.  218  and  219. 

Residential  tenancies  law  can  obviously  be  set  against  the  general  background  of  some  of  the 
themes  of  this  course  -  particularly  the  ideas  that  property  is  a  bundle  of  rights  and  that  the  content 
of  property  regimes  and  the  arguments  supporting  one  or  the  other  are  matters  of  social  choice. 
In  Ontario  a  major  set  of  changes  to  the  common  law  were  introduced  in  1970,  when  Part  IV  was 
added  to  the  Landlord  and  Tenant  Act,  incorporating  many  of  the  recommendations  of  the  Ontario 
Law  Reform  Commission's  Interim  Report  on  Landlord  and  Tenant  Law  Applicable  to  Residential 
Tenancies  (1968).  The  security  of  tenure  provisions  of  Part  IV  were  introduced  in  1975,  and  are 
largely  retained  in  the  Tenant  Protection  Act.  Rent  control/review  was  first  introduced  in  the 
1970s  also,  but  has  now  been  substantially  modified  (as  discussed  below). 

The  general  thrust  of  the  Tenant  Protection  Act,  and  of  its  predecessor  Part  IV  of  the  Landlord 
and  Tenant  Act,  is  to  make  the  conceptual  basis  of  residential  tenancies  law  different  to  that  of 
commercial  tenancies  in  two  fundamental  ways.  First,  while  the  commercial  lease  is  still  an  estate, 
the  residential  lease  is  a  contract  for  accommodation.  Second,  while  the  terms  of  the  commercial 
lease  are  largely  a  matter  for  the  parties,  a  residential  contract  for  accommodation  is  in  significant 
ways  a  regulated  contract;  the  power  of  the  parties  to  make  their  own  terms  is  substantially 
curtailed.  This  second  point  is  somewhat  less  true  of  the  current  Ontario  legislation  than  it  was 
of  its  predecessor,  as  we  will  see.  But  it  remains  the  case  that  the  legislation  in  many  areas  takes 
away  the  ability  of  the  parties  to  bargain  and  substitutes  imposed  terms. 

These  two  broad  conceptual  changes  should  inform  your  reading  of  both  the  articles  (section  B) 
and  statutory  provisions  (sections  C  and  D)  reproduced  below.  As  you  read  the  latter,  look  for 
evidence  of  four  general  themes: 
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1)  The  legislation  imposes  obligations  on  landlords  unknown  to  the  common  law.  See  here 
particularly  the  repair  and  fitness  for  use  provisions  -  see  section  C. 

2)  The  legislation  seeks  to  deal  with  the  perceived  inequality  of  bargaining  power  between 
landlords  and  tenants.  See  here  the  prohibition  of  "contracting  out"  and  the  elimination  of 
landlords'  "self-help"  remedies  -  see  section  C. 

3)  The  legislation  seeks  to  include  all  (or  almost  all)  forms  of  "residential  accommodation".  See 
here  the  various  definition  and  exclusion  sections  and  consider  them  in  the  context  of  earlier 
material  on  the  distinction  between  leases  and  licenses  -  see  section  C. 

4)  The  legislation  provides  substantial,  though  by  no  means  complete,  security  of  tenure,  while 
also  permitting  termination  of  tenancies  both  for  tenant  “fault”  and  to  recognise  landlords’ 
interests  as  property  owners. 

One  very  important  change  introduced  with  the  Tenant  Protection  Act  is  the  establishment  of  the 
Ontario  Rental  Housing  Tribunal  (OHRT)  to  replace  the  court  as  the  forum  for  adjudicating 
disputes.  The  Act  states: 

157  (1)  A  tribunal  to  be  known  as  the  Ontario  Rental  Housing  Tribunal  in  English  and  Tribunal  du  logement  de 
1' Ontario  in  French  is  hereby  established. 

(2)  The  Tribunal  has  exclusive  jurisdiction  to  determine  all  applications  under  this  Act  and  with  respect  to  all  matters 
in  which  jurisdiction  is  conferred  on  it  by  this  Act. 


162.  The  Tribunal  has  authority  to  hear  and  determine  all  questions  of  law  and  fact  with  respect  to  all  matters  within 
its  jurisdiction  under  this  Act. 


196  (1)  Any  person  affected  by  an  order  of  the  Tribunal  may  appeal  the  order  to  the  Divisional  Court  within  30  days 
after  being  given  the  order,  but  only  on  a  question  of  law. 

(2)  A  person  appealing  an  order  under  this  section  shall  give  to  the  Tribunal  any  documents  relating  to  the  appeal. 

(3)  The  Tribunal  is  entitled  to  be  heard  by  counsel  or  otherwise  upon  the  argument  on  any  issue  in  an  appeal. 

(4)  If  an  appeal  is  brought  under  this  section,  the  Divisional  Court  shall  hear  and  determine  the  appeal  and  may, 

(a)  affirm,  rescind,  amend  or  replace  the  decision  or  order;  or 

(b)  remit  the  matter  to  the  Tribunal  with  the  opinion  of  the  Divisional  Court. 

(5)  The  Divisional  Court  may  also  make  any  other  order  in  relation  to  the  matter  that  it  considers  proper  and  may 
make  any  order  with  respect  to  costs  that  it  considers  proper. 
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181  (1)  The  Tribunal  may  attempt  to  mediate  a  settlement  of  any  matter  that  is  the  subject  of  an  application  if  the 
parties  consent  to  the  mediation. 

(2)  Despite  subsection  2(1)  and  subject  to  subsection  (3),  a  settlement  mediated  under  this  section  may  contain 
provisions  that  contravene  any  provision  under  this  Act. 


197.  The  Tribunal  is  entitled  to  appeal  a  decision  of  the  Divisional  Court  on  an  appeal  of  a  Tribunal  order  as  if  the 
Tribunal  were  a  party  to  the  appeal. 


This  is  not  the  first  time  that  such  a  change  has  been  legislated.  In  1979  there  was  an  attempt  to 
introduce  a  major  reform  in  the  law  through  a  new  statute  -  the  Residential  Tenancies  Act.  This 
established  a  Residential  Tenancy  Commission  and  gave  it  jurisdiction  to  resolve  landlord-tenant 
disputes.  In  Reference  Re  Residential  Tenancies  Act.  [1981]  1S.C.R.  714  the  Supreme  Court  held 
that  the  granting  of  such  jurisdiction  contravened  s.  96  of  the  B.N.A.  Act  and  was  thus  invalid. 
The  Commission  was  never  constituted.  Perhaps  surprisingly,  the  Tenant  Protection  Act  has  not 
so  far  been  the  subject  of  a  similar  constitutional  challenge. 

Tenant  advocates  are  highly  critical  of  the  OHRT.  They  complain  that  it  is  staffed  by  political 
appointees,  and  that  it  is  much  more  responsive  to  landlords’  interests  than  to  those  of  tenants.  In 
particular,  they  argue  that  it  had  done  what  then  Housing  Minister  A1  Leach  promised  in  1995  - 
make  it  much  easier  to  evict  tenants  (Globe  and  Mail.  24  November  1995).  Writing  in  2001  Elinor 
Mahoney  of  Parkdale  Community  Legal  Services  stated  that  the  OHRT  “has  worked  hand  in  hand 
with  Ontario  landlords  to  dislocate  tens  of  thousands  of  tenants  from  their  rent-controlled 
apartments” ,  in  turn  aggravating  the  homelessness  problem  (“The  Tenant  Protection  Act  -  A  Trust 
Betrayed”,  cited  in  Toronto  Star.  23  March  2001).  Certainly  eviction  rates  have  substantially 
increased  since  the  OHRT  was  established.  Tenant  advocates  attribute  this  to  the  economic 
incentives  landlords  have  to  evict  due  to  the  partial  abolition  of  rent  controls  (discussed  below) 
and  to  the  procedures  for  eviction  (also  discussed  below).  Against  this  it  is  argued  that  the  Tenant 
Protection  Act  and  the  OHRT  have  simply  made  it  easier  for  landlords  to  get  rid  of  bad  tenants. 
We  will  revisit  some  of  these  issues  as  we  go  through  the  debates  about  security  of  tenure  and  rent 
controls,  and  the  legislation. 
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B)  SECURITY  OF  TENURE  AND  RENT  CONTROLS 

As  noted  above,  and  as  more  fully  detailed  below,  the  Ontario  legislation  creates  security  of  tenure 
for  tenants.  They  may  stay  in  their  rented  accommodation  unless  the  landlord  can  invoke  one  of 
the  reasons  for  termination  of  the  tenancy.  The  first  two  articles  reproduced  below  discuss  why 
security  of  tenure  is  considered  important,  what  justifies  this  reduction  in  the  landlord's  bundle 
of  rights.  Many  people  argue  that  security  of  tenure  is  only  achievable  in  fact  as  well  as  law  if  it 
is  accompanied  by  rent  controls.  Without  them,  landlords  can  effectively  evict  tenants  through 
economic  means  -  raise  the  rent  until  the  tenant  is  forced  out.  And,  of  course,  there  are  other 
reasons  given  to  justify  rent  controls. 

Before  the  enactment  of  the  Tenant  Protection  Act  Ontario  had  a  fairly  comprehensive  rent  control 
system,  one  that  applied  to  all  sitting  tenants  and  to  all  existing  buildings;  only  new  buildings  were 
initially  exempted,  and  they  were  included  once  tenants  had  taken  up  residence.  The  new  rent 
control  scheme  brought  in  by  the  Tenant  Protection  Act  only  controls  rents  for  sitting  tenants. 
Landlords  are  free  to  set  whatever  rents  they  want  for  new  tenants  -  or,  as  the  legislation  puts  it, 
the  landlord  and  tenant  may  negotiate  the  rent.  The  third  article  below  mostly  canvasses  the 
arguments  against  rent  controls.  It  was  written  before  the  new  legislation  came  into  force,  but 
remains  a  very  useful  summary  of  those  arguments.  Interestingly,  in  a  section  not  reproduced 
here,  Iacobucci  proposes  a  scheme  very  similar  to  the  one  chosen  by  the  Ontario  government. 


S.  Makuch  and  A.  Weinrib,  Security  of  Tenure  (Research  Study  No.  11,  Ontario  Commission  of 
Inquiry  into  Residential  Tenancies,  1985). 

It  was  in  1970  that  Ontario  legislation,  with  amendments  to  the  Landlord  and  Tenant  Act,  first  dealt  specially  with 
residential  tenancies....  The  main  effect  of  the  1970  amendments  to  the  Landlord  and  Tenant  Act  was  to  bring  about 
a  revolution  in  residential  landlord  and  tenant  law  that  has  taken  place  in  other  jurisdictions  as  well.  There  was  a 
change  from  a  property  relationship  on  the  part  of  the  tenant  to  one  closer  to  a  contract  between  the  landlord  and 
tenant,  but  with  the  added  benefit  to  tenants  that  the  provisions  of  the  Act  could  not  be  waived.  The  amendments 
not  only  introduced  contract  principles  into  residential  tenancy  relationships,  but  imposed  a  duty  on  the  landlord  to 
repair  and  maintain  all  rented  premises;  abolished  security  deposits  for  damages  while  permitting  a  deposit  for  the 
last  month's  rent;  required  the  delivery  of  a  copy  of  the  tenancy  agreement;  abolished  seizure  of  a  tenant's  goods; 
prohibited  landlords  or  tenants  from  changing  locks  during  occupancy  without  mutual  consent;  granted  some 
protection  from  retaliatory  eviction;  and  provided  that  a  landlord  could  regain  possession  and  evict  only  under  court 
orders. 

V* 

These  amendments  did  not  in  themselves  create  security  of  tenure,  but  they  supplied  the  framework  for  it  and  helped 
create  a  rationale  for  it.  It  can  be  argued  that  by  moving  the  landlord  and  tenant  relationship  from  its  feudal  origins 
and  its  preoccupation  with  proprietary  interest  to  a  modem  basis  in  contract  law,  the  legislation  set  the  basis  for  a 
new  security  of  tenure  regime. 

Even  before  overt  security  of  tenure  legislation  tied  to  rent  control  was  introduced,  the  Landlord  and  Tenant  Act 
prohibited  the  granting  of  a  writ  of  possession  to  a  landlord  if  a  reason  for  the  landlord's  application  was  a  complaint 
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O  THE  TENANT  PROTECTION  ACT:  GENERAL 

Most  of  the  following  sections  are  essentially  the  same  as  those  in  the  Landlord  and  Tenant  Act 
Part  IV,  although  many  are  differently  (and  often  more  clearly)  worded. 


1  (1)  In  this  Act,.... 

"rental  unit"  means  any  living  accommodation  used  or  intended  for  use  as  rented  residential  premises,  and  "rental 
unit"  includes, 

(a)  a  site  for  a  mobile  home  or  site  on  which  there  is  a  land  lease  home  used  or  intended  for  use  as  rented  residential 
premises,  and 

(b)  a  room  in  a  boarding  house,  rooming  house  or  lodging  house  and  a  unit  in  a  care  home; 


"residential  complex"  means, 

(a)  a  building  or  related  group  of  buildings  in  which  one  or  more  rental  units  are  located,  .... 


"residential  complex"  includes  all  common  areas  and  services  and  facilities  available  for  the  use  of  its  residents; 


"residential  unit"  means  any  living  accommodation  used  or  intended  for  use  as  residential  premises,  and  "residential 
unit"  includes, 

(a)  a  site  for  a  mobile  home  or  on  which  there  is  a  land  lease  home  used  or  intended  for  use  as  a  residential  premises, 
and 

(b)  a  room  in  a  boarding  house,  rooming  house  or  lodging  house  and  a  unit  in  a  care  home; 


"subtenant"  means  the  person  to  whom  a  tenant  gives  the  right  under  section  18  to  occupy  a  rental  unit; 

"tenancy  agreement"  means  a  written,  oral  or  implied  agreement  between  a  tenant  and  a  landlord  for  occupancy  of 
a  rental  unit  and  includes  a  licence  to  occupy  a  rental  unit; 

"tenant"  includes  a  person  who  pays  rent  in  return  for  the  right  to  occupy  a  rental  unit  and  includes  the  tenant's  heirs, 
assigns  and  personal  representatives,  but  "tenant"  does  not  include  a  person  who  has  the  right  to  occupy  a  rental  unit 
by  virtue  of  being, 

(a)  a  co-owner  of  the  residential  complex  in  which  the  rental  unit  is  located,  or 

(b)  a  shareholder  of  a  corporation  that  owns  the  residential  complex; 
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(1.1)  For  the  purposes  of  this  Act,  a  reference  to  subletting  a  rental  unit  refers  to  the  situation  in  which, 

(a)  the  tenant  vacates  the  rental  unit; 

(b)  the  tenant  gives  one  or  more  other  persons  the  right  to  occupy  the  rental  unit  for  a  term  ending  on  a  specified 
date  before  the  end  of  the  tenant's  term  or  period;  and 

(c)  the  tenant  has  the  right  to  resume  occupancy  of  the  rental  unit  after  that  specified  date. 


2(1)  This  Act  applies  with  respect  to  rental  units  in  residential  complexes,  despite  any  other  Act  and  despite  any 
agreement  or  waiver  to  the  contrary. 


3.  This  Act  does  not  apply  with  respect  to, 

(a)  living  accommodation  intended  to  be  provided  to  the  travelling  or  vacationing  public  or  occupied  for  a  seasonal 
or  temporary  period  in  a  hotel,  motel  or  motor  hotel,  resort,  lodge,  tourist  camp,  cottage  or  cabin  establishment, 
inn,  campground,  trailer  park,  tourist  home,  bed  and  breakfast  vacation  establishment  or  vacation  home; 

(b)  living  accommodation  whose  occupancy  is  conditional  upon  the  occupant  continuing  to  be  employed  on  a  farm, 
whether  or  not  the  accommodation  is  located  on  that  farm; 

(c)  living  accommodation  provided  by  a  non-profit  housing  co-operative  to  tenants  in  member  units; 

(d)  living  accommodation  occupied  by  a  person  for  penal  or  correctional  purposes; 

(e)  living  accommodation  that  is  subject  to  the  Public  Hospitals  Act,  the  Private  Hospitals  Act,  the  Community 
Psychiatric  Hospitals  Act,  the  Mental  Hospitals  Act,  the  Homes  for  the  Aged  and  Rest  Homes  Act,  the  Nursing 
Homes  Act,  the  Ministry  of  Correctional  Services  Act,  the  Charitable  Institutions  Act,  the  Child  and  Family  Services 
Act  or  Schedule  I,  II  or  III  of  Regulation  272  of  the  Revised  Regulations  of  Ontario,  1990,  made  under  the 
Developmental  Services  Act; 

(f)  short  term  living  accommodation  provided  as  emergency  shelter; 

(g)  living  accommodation  provided  by  an  educational  institution  to  its  students  or  staff  where, 

(i)  the  living  accommodation  is  provided  primarily  to  persons  under  the  age  of  majority,  or  all  major  questions 
related  to  the  living  accommodation  are  decided  after  consultation  with  a  council  or  association  representing  the 
residents,  and 

(ii)  the  living  accommodation  does  not  have  its  own  self-contained  bathroom  and  kitchen  facilities  or  is  not  intended 
for  year-round  occupancy  by  full-time  students  or  staff  and  members  of  their  households; 

(h)  living  accommodation  located  in  a  building  or  project  used  in  whole  or  in  part  for  non-residential  purposes  if  the 
occupancy  of  the  living  accommodation  is  conditional  upon  the  occupant  continuing  to  be  an  employee  of  or  perform 
services  related  to  a  business  or  enterprise  carried  out  in  the  building  or  project; 

(i)  living  accommodation  whose  occupant  or  occupants  are  required  to  share  a  bathroom  or  kitchen  facility  with  the 
owner,  the  owner's  spouse,  child  or  parent  or  the  spouse's  child  or  parent,  and  where  the  owner,  spouse,  child  or 
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parent  lives  in  the  building  in  which  the  living  accommodation  is  located; 

(j)  premises  occupied  for  business  or  agricultural  purposes  with  living  accommodation  attached  if  the  occupancy  for 
both  purposes  is  under  a  single  lease  and  the  same  person  occupies  the  premises  and  the  living  accommodation; 

(k)  living  accommodation  occupied  by  a  person  for  the  purpose  of  receiving  rehabilitative  or  therapeutic  services 
agreed  upon  by  the  person  and  the  provider  of  the  living  accommodation,  where, 

(i)  the  parties  have  agreed  that,  (A)  the  period  of  occupancy  will  be  of  a  specified  duration,  or  (B)  the  occupancy 
will  terminate  when  the  objectives  of  the  services  have  been  met  or  will  not  be  met,  and 

(ii)  the  living  accommodation  is  intended  to  be  provided  for  no  more  than  a  one  year  period; 

(l)  living  accommodation  in  a  care  home  occupied  by  a  person  for  the  purpose  of  receiving  short  term  respite  care; 
and 

(m)  any  other  prescribed  class  of  accommodation. 


8(1)  Every  written  tenancy  agreement  entered  into  on  or  after  the  day  this  section  comes  into  force  shall  set  out  the 
legal  name  and  address  of  the  landlord  to  be  used  for  the  purpose  of  giving  notices  or  other  documents  under  this 
Act. 

(2)  If  a  tenancy  agreement  entered  into  on  or  after  the  day  this  section  comes  into  force  is  in  writing,  the  landlord 
shall  give  a  copy  of  the  agreement,  signed  by  the  landlord  and  the  tenant,  to  the  tenant  within  21  days  after  the  tenant 
signs  it  and  gives  it  to  the  landlord. 

(3)  If  a  tenancy  agreement  entered  into  on  or  after  the  day  this  section  comes  into  force  is  not  in  writing,  the  landlord 
shall,  within  21  days  after  the  tenancy  begins,  give  to  the  tenant  written  notice  of  the  legal  name  and  address  of  the 
landlord  to  be  used  for  giving  notices  and  other  documents  under  this  Act. 

(4)  Until  a  landlord  has  complied  with  subsections  (1)  and  (2)  or  subsection  (3),  as  the  case  may  be, 

(a)  the  tenant's  obligation  to  pay  rent  is  suspended;  and 

(b)  the  landlord  shall  not  require  the  tenant  to  pay  rent. 

(5)  After  the  landlord  has  complied  with  subsections  (1)  and  (2),  or  subsection  (3),  as  the  case  may  be,  the  landlord 
may  require  the  tenant  to  pay  any  rent  withheld  by  the  tenant  under  subsection  (4). 


10.  The  doctrine  of  frustration  of  contract  and  the  Frustrated  Contracts  Act  apply  with  respect  to  tenancy 
agreements. 


1 1 .  Subject  to  this  Part,  the  common  law  rules  respecting  the  effect  of  a  serious,  substantial  or  fundamental  breach 
of  a  material  covenant  by  one  party  to  a  contract  on  the  obligation  to  perform  of  the  other  party  apply  with  respect 
to  tenancy  agreements. 
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13.  When  a  landlord  or  a  tenant  becomes  liable  to  pay  any  amount  as  a  result  of  a  breach  of  a  tenancy  agreement, 
the  person  entitled  to  claim  the  amount  has  a  duty  to  take  reasonable  steps  to  minimize  the  person's  losses. 


15.  A  provision  in  a  tenancy  agreement  prohibiting  the  presence  of  animals  in  or  about  the  residential  complex  is 
void. 


16.  Subject  to  section  181,  a  provision  in  a  tenancy  agreement  that  is  inconsistent  with  this  Act  or  the  regulations 
is  void. 


17.(1)  Subject  to  subsections  (2),  (3)  and  (6),  and  with  the  consent  of  the  landlord,  a  tenant  may  assign  a  rental  unit 
to  another  person. 

(2)  If  a  tenant  asks  a  landlord  to  consent  to  an  assignment  of  a  rental  unit,  the  landlord  may, 

(a)  consent  to  the  assignment  of  the  rental  unit;  or 

(b)  refuse  consent  to  the  assignment  of  the  rental  unit. 

(3)  If  a  tenant  asks  a  landlord  to  consent  to  the  assignment  of  the  rental  unit  to  a  potential  assignee,  the  landlord  may, 

(a)  consent  to  the  assignment  of  the  rental  unit  to  a  potential  assignee; 

(b)  refuse  consent  to  the  assignment  of  the  rental  unit  to  the  potential  assignee;  or 

(c)  refuse  consent  to  the  assignment  of  the  rental  unit. 

(4)  A  tenant  may  give  the  landlord  a  notice  of  termination  under  section  48  within  30  days  after  the  date  a  request 
is  made  if, 

(a)  the  tenant  asks  the  landlord  to  consent  to  an  assignment  of  the  rental  unit  and  the  landlord  refuses  consent; 

(b)  the  tenant  asks  the  landlord  to  consent  to  an  assignment  of  the  rental  unit  and  the  landlord  does  not  respond 
within  seven  days  after  the  request  is  made; 

(c)  the  tenant  asks  the  landlord  to  consent  to  an  assignment  of  the  rental  unit  to  a  potential  assignee  and  the  landlord 
refuses  consent  to  the  assignment  under  clause  (3)(c);  or 

(d)  the  tenant  asks  the  landlord  to  consent  to  an  assignment  of  the  rental  unit  to  a  potential  assignee  and  the  landlord 
does  not  respond  within  seven  days  after  the  request  is  made. 

(5)  A  landlord  shall  not  arbitrarily  or  unreasonably  refuse  consent  to  an  assignment  of  a  rental  unit  to  a  potential 
assignee  under  clause  (3)(b). 

(6)  Subject  to  subsection  (5),  a  landlord  who  has  given  consent  to  an  assignment  of  a  rental  unit  under  clause  (2)(a) 
may  subsequently  refuse  consent  to  an  assignment  of  the  rental  unit  to  a  potential  assignee  under  clause  (3)(b). 

(7)  A  landlord  may  charge  a  tenant  only  for  the  landlord's  reasonable  out  of  pocket  expenses  incurred  in  giving 
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consent  to  an  assignment  to  a  potential  assignee. 

(8)  If  a  tenant  has  assigned  a  rental  unit  to  another  person,  the  tenancy  agreement  continues  to  apply  on  the  same 
terms  and  conditions  and, 

(a)  the  assignee  is  liable  to  the  landlord  for  any  breach  of  the  tenant's  obligations  and  may  enforce  against  the 
landlord  any  of  the  landlord's  obligations  under  the  tenancy  agreement  or  this  Act,  if  the  breach  or  obligation  relates 
to  the  period  after  the  assignment,  whether  or  not  the  breach  or  obligation  also  related  to  a  period  before  the 
assignment; 

(b)  the  former  tenant  is  liable  to  the  landlord  for  any  breach  of  the  tenant's  obligations  and  may  enforce  against  the 
landlord  any  of  the  landlord's  obligations  under  the  tenancy  agreement  or  this  Act,  if  the  breach  or  obligation  relates 
to  the  period  before  the  assignment; 

(c)  if  the  former  tenant  has  started  a  proceeding  under  this  Act  before  the  assignment  and  the  benefits  or  obligations 
of  the  new  tenant  may  be  affected,  the  new  tenant  may  join  in  or  continue  the  proceeding. 

(9)  This  section  applies  with  respect  to  all  tenants,  regardless  of  whether  their  tenancies,  are  periodic,  fixed, 
contractual  or  statutory,  but  does  not  apply  with  respect  to  a  tenant  of  superintendent’s  premises. 


18.  (1)  A  tenant  may  sublet  a  rental  unit  to  another  person  with  the  consent  of  the  landlord. 

(2)  A  landlord  shall  not  arbitrarily  or  unreasonably  withhold  consent  to  the  sublet  of  a  rental  unit  to  a  potential 
subtenant. 

(3)  A  landlord  may  charge  a  tenant  only  for  the  landlord's  reasonable  out  of  pocket  expenses  incurred  in  giving 
consent  to  a  subletting. 

(4)  If  a  tenant  has  sublet  a  rental  unit  to  another  person, 

(a)  the  tenant  remains  entitled  to  the  benefits,  and  is  liable  to  the  landlord  for  the  breaches,  of  the  tenant's  obligations 
under  the  tenancy  agreement  or  this  Act  during  the  subtenancy;  and 

(b)  the  subtenant  is  entitled  to  the  benefits,  and  is  liable  to  the  tenant  for  the  breaches,  of  the  subtenant's  obligations 
under  the  subletting  agreement  or  this  Act  during  the  subtenancy. 

(5)  A  subtenant  has  no  right  to  occupy  the  rental  unit  after  the  end  of  the  subtenancy. 

(6)  This  section  applies  with  respect  to  all  tenants,  regardless  of  whether  their  tenancies  are  periodic,  fixed, 
contractual  or  statutory,  but  does  not  apply  with  respect  to  a  tenant  of  superintendent's  premises. 


19.  A  landlord  may  enter  a  rental  unit  only  in  accordance  with  section  20  or  21 . 

20.  (1)  A  landlord  may  enter  a  rental  unit  at  any  time  without  written  notice, 


(a)  in  cases  of  emergency;  or 
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(b)  if  the  tenant  consents  to  the  entry  at  the  time  of  entry. 

(2)  A  landlord  may  enter  a  rental  unit  without  written  notice  to  clean  it  if  the  tenancy  agreement  requires  the  landlord 
to  clean  the  rental  unit  at  regular  intervals  and, 

(a)  the  landlord  enters  the  unit  at  the  times  specified  in  the  tenancy  agreement;  or 

(b)  if  no  times  are  specified,  the  landlord  enters  the  unit  between  the  hours  of  8  a.m.  and  8  p.m. 

(3)  A  landlord  may  enter  the  rental  unit  without  written  notice  to  show  the  unit  to  prospective  tenants  if, 

(a)  the  landlord  and  tenant  have  agreed  that  the  tenancy  will  be  terminated  or  one  of  them  has  given  notice  of 
termination  to  the  other; 

(b)  the  landlord  enters  the  unit  between  the  hours  of  8  a.m.  and  8  p.m.;  and 

(c)  before  entering,  the  landlord  informs  or  makes  a  reasonable  effort  to  inform  the  tenant  of  the  intention  to  do  so. 

21  (1)  A  landlord  may  enter  a  rental  unit  in  accordance  with  written  notice  given  to  the  tenant  at  least  24  hours 
before  the  time  of  entry  under  the  following  circumstances: 

1 .  To  carry  out  a  repair  or  do  work  in  the  rental  unit. 

2.  To  allow  a  potential  mortgagee  or  insurer  of  the  residential  complex  to  view  the  rental  unit. 

3.  To  allow  a  potential  purchaser  to  view  the  rental  unit. 

3. 1  To  allow  a  person  who  holds  a  certificate  of  authorization  within  the  meaning  of  the  Professional  Engineers  Act 
or  a  certificate  of  practice  within  the  meaning  of  the  Architects  Act  or  another  qualified  person  to  make  a  physical 
inspection  of  the  rental  unit  to  satisfy  a  requirement  imposed  under  subsection  9  (4)  of  the  Condominium  Act,  1998. 

4.  For  any  other  reasonable  reason  for  entry  specified  in  the  tenancy  agreement. 


(2)  The  written  notice  under  subsection  (1)  shall  specify  the  reason  for  entry,  the  day  of  entry  and  a  time  of  entry 
between  the  hours  of  8  a.m.  and  8  p.m. 


22.  No  landlord  shall  restrict  reasonable  access  to  a  residential  complex  by  candidates  for  election  to  any  office  at 
the  federal,  provincial  or  municipal  level,  or  their  authorized  representatives,  if  they  are  seeking  access  for  the 
purpose  of  canvassing  or  distributing  election  material. 


23.  (1)  A  landlord  shall  not  alter  the  locking  system  on  a  door  giving  entry  to  a  rental  unit  or  residential  complex 
or  cause  the  locking  system  to  be  altered  during  the  tenant's  occupancy  of  the  rental  unit  without  giving  the  tenant 
replacement  keys. 

(2)  A  tenant  shall  not  alter  the  locking  system  on  a  door  giving  entry  to  a  rental  unit  or  residential  complex  or  cause 
the  locking  system  to  be  altered  during  the  tenant's  occupancy  of  the  rental  unit  without  the  consent  of  the  landlord. 
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24.  (1)  A  landlord  is  responsible  for  providing  and  maintaining  a  residential  complex,  including  the  rental  units  in 
it,  in  a  good  state  of  repair  and  fit  for  habitation  and  for  complying  with  health,  safety,  housing  and  maintenance 
standards. 

(2)  Subsection  ( 1 )  applies  even  if  the  tenant  was  aware  of  a  state  of  non-repair  or  a  contravention  of  a  standard  before 
entering  into  the  tenancy  agreement. 


25.  A  landlord  shall  not  at  any  time  during  a  tenant's  occupancy  of  a  rental  unit  and  before  the  day  on  which  an 
order  evicting  the  tenant  is  executed,  withhold  reasonable  supply  of  any  vital  service,  care  service  or  food  that  it  is 
the  landlord's  obligation  to  supply  under  the  tenancy  agreement  or  deliberately  interfere  with  the  reasonable  supply 
of  any  vital  service,  care  service  or  food. 


26.  A  landlord  shall  not  at  any  time  during  a  tenant's  occupancy  of  a  rental  unit  and  before  the  day  on  which  an 
order  evicting  the  tenant  is  executed  substantially  interfere  with  the  reasonable  enjoyment  of  the  rental  unit  or  the 
residential  complex  in  which  it  is  located  for  all  usual  purposes  by  a  tenant  or  members  of  his  or  her  household. 


27,  A  landlord  shall  not  harass,  obstruct,  coerce,  threaten  or  interfere  with  a  tenant. 


28.  A  tenant  shall  not  harass,  obstruct,  coerce,  threaten  or  interfere  with  a  landlord. 


29.  The  tenant  is  responsible  for  ordinary  cleanliness  of  the  rental  unit,  except  to  the  extent  that  the  tenancy 
agreement  requires  the  landlord  to  clean  it. 


30.  The  tenant  is  responsible  for  the  repair  of  damage  to  the  rental  unit  or  residential  complex  caused  by  the  wilful 
or  negligent  conduct  of  the  tenant,  other  occupants  of  the  rental  unit  or  persons  who  are  permitted  in  the  residential 
complex  by  the  tenant. 


31.  No  landlord  shall,  without  legal  process,  seize  a  tenant's  property  for  default  in  the  payment  of  rent  or  for  the 
breach  of  any  other  obligation  of  the  tenant. 


Sections  32  through  37  permit  landlords  and  tenants  to  apply  to  the  tribunal  with  reference  to  the 
substantive  rights  and  duties  laid  out  above,  and  prescribe  the  remedies  that  the  tribunal  may 
grant. 

38.  In  selecting  prospective  tenants,  landlords  may  use,  in  the  manner  prescribed  in  the  regulations  made  under  the 
Human  Rights  Code,  income  information,  credit  checks,  credit  references,  rental  history,  guarantees,  or  other 
similar  business  practices  as  prescribed  in  the  regulations  made  under  the  Human  Rights  Code. 

This  section  should  be  read  in  conjunction  with  s.  212,  which  amends  the  Human  Rights  Code, 
which  states:  "Section  21  of  the  Human  Rights  Code  is  amended  by  adding  the  following 
subsection:  Prescribing  business  practices  -  The  right  under  section  2  to  equal  treatment  with 
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respect  to  the  occupancy  of  residential  accommodation  without  discrimination  is  not  infringed  if 
a  landlord  uses  in  the  manner  prescribed  under  this  Act  income  information,  credit  checks,  credit 
references,  rental  history,  guarantees  or  other  similar  business  practices  which  are  prescribed  in 
the  regulations  made  under  this  Act  in  selecting  prospective  tenants. "  Section  212  goes  on  to  give 
the  Human  Rights  Commission  power  to  make  regulations  "prescribing  the  manner  in  which 
income  information,  credit  checks,  credit  references,  rental  history,  guarantees  or  other  similar 
business  practices  may  be  used  by  a  landlord  in  selecting  prospective  tenants  without  infringing 
section  2,  and  prescribing  other  similar  business  practices  and  the  manner  of  their  use".  In 
December  1998  a  Human  Rights  Commission  Board  of  Inquiry  ruled  that  landlords  cannot 
discriminate  on  the  grounds  of  income.  They  can  ask  for  income  information,  but  they  cannot 
simply  apply  formulas. 


117  (1)  The  only  security  deposit  that  a  landlord  may  collect  is  a  rent  deposit  collected  in  accordance  with  section 
118. 

(2)  In  this  section  and  section  118,  "security  deposit"  means  money,  property  or  a  right  paid  or  given  by,  or  on 
behalf  of,  a  tenant  of  a  rental  unit  to  a  landlord  or  to  anyone  on  the  landlord's  behalf  to  be  held  by  or  for  the  account 
of  the  landlord  as  security  for  the  performance  of  an  obligation  or  the  payment  of  a  liability  of  the  tenant  or  to  be 
returned  to  the  tenant  upon  the  happening  of  a  condition. 


1 18  (1)  A  landlord  may  require  a  tenant  to  pay  a  rent  deposit  with  respect  to  a  tenancy  if  the  landlord  does  so  on  or 
before  entering  into  the  tenancy  agreement. 

(2)  The  amount  of  a  rent  deposit  shall  not  be  more  than  the  lesser  of  the  amount  of  rent  for  one  rent  period  and  the 
amount  of  rent  for  one  month.... 


NOTE:  Re  Bovd  and  Earl  and  Jennie  Lohn  Ltd.  (1984),  7  O.R.  (2d)  111  (H.C.)  dealt  with  the 
equivalent  section  to  s.  1 18  in  the  Landlord  and  Tenant  Act  (s.  82).  The  landlord  had  required  the 
tenant,  a  female  student,  to  sign  a  one-year  lease,  to  pay  for  the  first  and  last  months'  rent,  and 
to  pay  for  the  remaining  10  months  in  8  pro-rated  monthly  instalments.  Potts  J.  declared  the  lease 
void  on  the  grounds  that  s.  82  prohibited  security  deposits  except  for  the  last  month's  rent.  The 
pro-rated  payments  were  a  security  deposit  because  s.  79  (the  equivalent  of  s.  117)  defined  that 
term  to  include  any  deposit  for  the  performance  of  any  obligation  of  the  tenant. 


119.  Neither  a  landlord  nor  a  tenancy  agreement  shall  require  a  tenant  to  provide  post-dated  cheques  or  other 
negotiable  instruments  for  payment  of  rent. 
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D)  SECURITY  OF  TENURE 

The  Tenant  Protection  Act  contains  a  number  of  provisions  giving  tenants  security  of  tenure  and 
providing  for  when  tenancy  agreements  can  be  ended  without  eviction. 


39.  (1)  A  tenancy  may  be  terminated  only  in  accordance  with  this  Act. 

(2)  A  notice  of  termination  need  not  be  given  if  a  landlord  and  a  tenant  have  agreed  to  terminate  a  tenancy. 

(3)  An  agreement  between  a  landlord  and  tenant  to  terminate  a  tenancy  is  void  if  it  is  entered  into, 

(a)  at  the  time  the  tenancy  agreement  is  entered  into;  or 

(b)  as  a  condition  of  entering  into  the  tenancy  agreement. 

(4)  A  tenant's  notice  to  terminate  a  tenancy  is  void  if  it  is  given, 

(a)  at  the  time  the  tenancy  agreement  is  entered  into;  or 

(b)  as  a  condition  of  entering  into  the  tenancy  agreement. 

Note  that  O-Reg  194/98,  s.  4,  exempts  University  residence  housing  from  section  39  (3)  and  (4); 
Universities  may  require  students  to  sign  an  agreement  to  terminate  the  tenancy  at  the  end  of  the 
tenancy  agreement. 


40.  (1)  If  a  tenancy  agreement  for  a  fixed  term  ends  and  has  not  been  renewed  or  terminated,  the  landlord  and  tenant 
shall  be  deemed  to  have  renewed  it  as  a  monthly  tenancy  agreement  containing  the  same  terms  and  conditions  that 
are  in  the  expired  tenancy  agreement  and  subject  to  any  increases  in  rent  charged  in  accordance  with  this  Act. 

(2)  If  the  period  of  a  periodic  tenancy  ends  and  the  tenancy  has  not  been  renewed  or  terminated,  the  landlord  and 
tenant  shall  be  deemed  to  have  renewed  it  for  another  week,  month,  year  or  other  period,  as  the  case  may  be,  with 
the  same  terms  and  conditions  that  are  in  the  expired  tenancy  agreement  and  subject  to  any  increases  in  rent  charged 
in  accordance  with  this  Act. 


41.  A  landlord  shall  not  recover  possession  of  a  rental  unit  subject  to  a  tenancy  unless, 

(a)  the  tenant  has  vacated  or  abandoned  the  unit;  or 

(b)  an  order  of  the  Tribunal  evicting  the  tenant  has  authorized  the  possession. 

43.  (1)  Where  this  Act  permits  a  landlord  or  tenant  to  terminate  a  tenancy  by  notice,  the  notice  shall  be  in  a  form 
approved  by  the  Tribunal  and  shall, 

(a)  identify  the  rental  unit  for  which  the  notice  is  given; 
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(b)  state  the  date  on  which  the  tenancy  is  to  terminate;  and 

(c)  be  signed  by  the  person  giving  the  notice,  or  the  person's  agent. 

(2)  If  the  notice  is  given  by  a  landlord,  it  shall  also  set  out  the  reasons  and  details  respecting  the  termination  and 
inform  the  tenant  that, 

(a)  if  the  tenant  does  not  vacate  the  rental  unit,  the  landlord  may  apply  to  the  Tribunal  for  an  order  terminating  the 
tenancy  and  evicting  the  tenant;  and 

(b)  if  the  landlord  applies  for  an  order,  the  tenant  is  entitled  to  dispute  the  application.1 

44.  (1)  A  notice  of  termination  becomes  void  30  days  after  the  termination  date  specified  in  the  notice  unless, 

(a)  the  tenant  vacates  the  rental  unit  before  that  time;  or 

(b)  the  landlord  applies  for  an  order  terminating  the  tenancy  and  evicting  the  tenant  before  that  time. 

(2)  Subsection  (1)  does  not  apply  with  respect  to  a  notice  based  on  a  tenant's  failure  to  pay  rent. 


45.  (1)  A  landlord  is  entitled  to  compensation  for  the  use  and  occupation  of  a  rental  unit  by  any  unauthorized 
occupant  or  after  the  tenancy  has  been  terminated  by  notice. 

(2)  Unless  a  landlord  and  tenant  agree  otherwise,  the  landlord  does  not  waive  a  notice  of  termination,  reinstate  a 
tenancy  or  create  a  new  tenancy, 

(a)  by  accepting  arrears  of  rent  or  compensation  for  use  or  occupation  of  a  rental  unit  after  notice  of  termination  of 
the  tenancy  has  been  given;  or 

(b)  by  giving  the  tenant  a  notice  of  rent  increase. 


46.  A  tenant  may  terminate  a  tenancy  at  the  end  of  a  period  of  the  tenancy  or  at  the  end  of  the  term  of  a  tenancy  for 
a  fixed  term  by  giving  notice  of  termination  to  the  landlord  in  accordance  with  section  47. 


47.  (1)  A  notice  under  section  46,  60  or  96  to  terminate  a  daily  or  weekly  tenancy  shall  be  given  at  least  28  days 
before  the  date  the  termination  is  specified  to  be  effective  and  that  date  shall  be  on  the  last  day  of  a  rental  period. 

(2)  A  notice  under  section  46,  60  or  96  to  terminate  a  monthly  tenancy  shall  be  given  at  least  60  days  before  the  date 
the  termination  is  specified  to  be  effective  and  that  date  shall  be  on  the  last  day  of  a  rental  period. 

(3)  A  notice  under  section  46,  60  or  96  to  terminate  a  yearly  tenancy  shall  be  given  at  least  60  days  before  the  date 


1  The  Landlord  and  Tenant  Act  also  required  that  the  notice  inform  the  tenant  that  he  or  she  did  not  have  to 
leave  without  a  court  order.  While  the  Tenant  Protection  Act  does  not  have  this,  the  official  form  of  the  notice 
of  intent  to  terminate  does  have  a  statement  to  this  effect. 


410 


the  termination  is  specified  to  be  effective  and  that  date  shall  be  on  the  last  day  of  a  yearly  period  on  which  the 
tenancy  is  based. 

(4)  A  notice  under  section  46,  60  or  96  to  terminate  a  tenancy  for  a  fixed  term  shall  be  given  at  least  60  days  before 
the  expiration  date  specified  in  the  tenancy  agreement,  to  be  effective  on  that  expiration  date. 

(5)  A  tenant  who  gives  notice  under  subsection  (2),  (3)  or  (4),  which  specifies  that  the  termination  is  to  be  effective 
on  the  last  day  of  February  or  the  last  day  of  March  in  any  year,  shall  be  deemed  to  have  given  at  least  60  days 
notice  of  termination  if  the  notice  is  given  not  later  than  January  1  of  that  year  in  respect  of  a  termination  which  is 
to  be  effective  on  the  last  day  of  February  or  February  1  of  that  year  in  respect  of  a  termination  which  is  to  be 
effective  on  the  last  day  of  March. 
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E)  TERMINATION  OF  RESIDENTIAL  TENANCIES:  CAUSES  FOR  TERMINATION 

The  Tenant  Protection  Act  limits  the  reasons  for  termination  of  a  tenancy,  and  lays  down 
procedures  through  which  landlords  must  obtain  it.  The  termination  (eviction)  procedures  are 
discussed  in  the  final  section  of  the  chapter. 


Termination  at  the  End  of  the  Term 

In  some  cases  termination  can  only  take  place  at  the  end  of  the  tenancy.  We  begin  with  those. 


51 .  (1)  A  landlord  may,  by  notice,  terminate  a  tenancy  if  the  landlord  in  good  faith  requires  possession  of  the  rental 
unit  for  the  purpose  of  residential  occupation  by  the  landlord,  the  landlord’s  spouse  or  a  child  or  parent  of  one  of 
them. 

(2)  The  date  for  termination  specified  in  the  notice  shall  be  at  least  60  days  after  the  notice  is  given  and  shall  be  the 
day  a  period  of  the  tenancy  ends  or,  where  the  tenancy  is  for  a  fixed  term,  the  end  of  the  term. 

(3)  A  tenant  who  receives  notice  of  termination  under  subsection  (1)  may,  at  any  time  before  the  date  specified  in 
the  notice,  terminate  the  tenancy,  effective  on  a  specified  date  earlier  than  the  date  set  out  in  the  landlord’s  notice. 

(4)  The  date  for  termination  specified  in  the  tenant's  notice  shall  be  at  least  10  days  after  the  date  the  tenant's  notice 
is  given. 


52.  (1)  A  landlord  of  a  residential  complex  that  contains  no  more  than  three  residential  units  who  has  entered  into 
an  agreement  of  purchase  and  sale  of  the  residential  complex  may,  on  behalf  of  the  purchaser,  give  the  tenant  of  a 
unit  in  the  residential  complex  a  notice  terminating  the  tenancy,  if  the  purchaser  in  good  faith  requires  possession 
of  the  residential  complex  or  the  unit  for  the  purpose  of  residential  occupation  by  the  purchaser,  the  purchaser's 
spouse  or  same-sex  partner,  or  a  child  or  parent  of  one  of  them. 

(1.1)  If  a  landlord  who  is  an  owner  as  defined  in  clause  (a)  or  (b)  of  the  definition  of  "owner"  in  subsection  1(1) 
of  the  Condominium  Act,  1998  owns  a  unit,  as  defined  in  subsection  1  (1)  of  that  Act,  that  is  a  rental  unit  and  has 
entered  into  an  agreement  of  purchase  and  sale  of  the  unit,  the  landlord  may,  on  behalf  of  the  purchaser,  give  the 
tenant  of  the  unit  a  notice  terminating  the  tenancy,  if  the  purchaser  in  good  faith  requires  possession  of  the  unit  for 
the  purpose  of  residential  occupation  by  the  purchaser,  the  purchaser's  spouse  or  same-sex  partner,  or  a  child  or 
parent  of  one  of  them. 

(2)  The  date  for  termination  specified  in  the  notice  shall  be  at  least  60  days  after  the  notice  is  given  and  shall  be  the 
day  a  period  of  the  tenancy  ends  or,  where  the  tenancy  is  for  a  fixed  term,  the  end  of  the  term. 

(3)  A  tenant  who  receives  notice  of  termination  under  subsection  (1)  may,  at  any  time  before  the  date  specified  in 
the  notice,  terminate  the  tenancy,  effective  on  a  specified  date  earlier  than  the  date  set  out  in  the  landlord's  notice. 

(4)  The  date  for  termination  specified  in  the  tenant's  notice  shall  be  at  least  10  days  after  the  date  the  tenant's  notice 
is  given. 
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53.  (1)  A  landlord  may  give  notice  of  termination  of  a  tenancy  if  the  landlord  requires  possession  of  the  rental  unit 
in  order  to, 

(a)  demolish  it; 

(b)  convert  it  to  use  for  a  purpose  other  than  residential  premises;  or 

(c)  do  repairs  or  renovations  to  it  that  are  so  extensive  that  they  require  a  building  permit  and  vacant  possession  of 
the  rental  unit. 

(2)  The  date  for  termination  specified  in  the  notice  shall  be  at  least  120  days  after  the  notice  is  given  and  shall  be 
the  day  a  period  of  the  tenancy  ends  or,  where  the  tenancy  is  for  a  fixed  term,  the  end  of  the  term. 

(3)  A  notice  under  clause  (l)(c)  shall  inform  the  tenant  that  if  he  or  she  wishes  to  exercise  the  right  of  first  refusal 
under  section  56  to  occupy  the  premises  after  the  repairs  or  renovations,  he  or  she  must  give  the  landlord  notice  of 
that  fact  in  accordance  with  subsection  56(2)  before  vacating  the  rental  unit. 

(4)  A  tenant  who  receives  notice  of  termination  under  subsection  (1)  may,  at  any  time  before  the  date  specified  in 
the  notice,  terminate  the  tenancy,  effective  on  a  specified  date  earlier  than  the  date  set  out  in  the  landlord's  notice. 

(5)  The  date  for  termination  specified  in  the  tenant's  notice  shall  be  at  least  10  days  after  the  date  the  tenant's  notice 
is  given. 


55.  A  landlord  shall  compensate  a  tenant  in  an  amount  equal  to  three  months  rent  or  offer  the  tenant  another  rental 
unit  acceptable  to  the  tenant  if, 

(a)  the  tenant  receives  notice  of  termination  of  the  tenancy  for  the  purposes  of  demolition  or  conversion  to  non- 
residential  use; 

(b)  the  residential  complex  in  which  the  rental  unit  is  located  contains  at  least  five  residential  units;  and 

(c)  in  the  case  of  a  demolition,  it  was  not  ordered  to  be  carried  out  under  the  authority  of  any  other  Act. 


56.  (1)  A  tenant  who  receives  notice  of  termination  of  a  tenancy  for  the  purpose  of  repairs  or  renovations  may,  in 
accordance  with  this  section,  have  a  right  of  first  refusal  to  occupy  the  rental  unit  as  a  tenant  when  the  repairs  or 
renovations  are  completed. 

(2)  A  tenant  who  wishes  to  have  a  right  of  first  refusal  shall  give  the  landlord  notice  in  writing  before  vacating  the 
rental  unit. 

(3)  A  tenant  who  exercises  a  right  of  first  refusal  may  re-occupy  the  rental  unit  at  a  rent  that  is  no  more  than  what 
the  landlord  could  have  lawfully  charged  if  there  had  been  no  interruption  in  the  tenant's  tenancy. 

(4)  It  is  a  condition  of  the  tenant's  right  of  first  refusal  that  the  tenant  inform  the  landlord  in  writing  of  any  change 
of  address. 
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57.  (1)  A  landlord  shall  compensate  a  tenant  who  receives  notice  of  termination  of  a  tenancy  under  section  53  for 
the  purpose  of  repairs  or  renovations  in  an  amount  equal  to  three  months  rent  or  shall  offer  the  tenant  another  rental 
unit  acceptable  to  the  tenant  if, 

(a)  the  tenant  does  not  intend  to  return  to  the  rental  unit  after  the  repairs  or  renovations  are  complete; 

(b)  the  residential  complex  in  which  the  rental  unit  is  located  contains  at  least  five  residential  units;  and 

(c)  the  repair  or  renovation  was  not  ordered  to  be  carried  out  under  the  authority  of  this  or  any  other  Act. 

(2)  If  a  tenant  has  given  a  landlord  notice  under  subsection  56(2)  with  respect  to  a  rental  unit  in  a  residential  complex 
containing  at  least  five  residential  units,  the  tenant  is  entitled  to  compensation  in  an  amount  equal  to  the  rent  for  the 
lesser  of  three  months  and  the  period  the  unit  is  under  repair  or  renovation. 


70.  (1)  The  Tribunal  shall  not  make  an  order  terminating  a  tenancy  and  evicting  the  tenant  in  an  application  under 
section  69  based  on  a  notice  of  termination  under  section  51  or  52  unless  the  person  who  personally  requires  the 
rental  unit  files  with  the  Tribunal  a  declaration  certifying  that  the  person  in  good  faith  requires  the  rental  unit  for 
his  or  her  own  personal  use. 

(2)  The  Tribunal  shall  not  make  an  order  terminating  a  tenancy  and  evicting  the  tenant  in  an  application  under 
section  69  based  on  a  notice  of  termination  under  section  51  or  52  where  the  landlord's  claim  is  based  on  a  tenancy 
agreement  or  occupancy  agreement  that  purports  to  entitle  the  landlord  to  reside  in  the  rental  unit  unless, 

(a)  the  application  is  brought  in  respect  of  premises  situate  in  a  building  containing  not  more  than  four  residential 
units;  or 

(b)  the  landlord,  the  landlord's  spouse  or  a  child  or  parent  of  the  landlord  or  his  or  her  spouse  has  previously  been 
a  genuine  occupant  of  the  premises. 


71.  The  Tribunal  shall  not  make  an  order  terminating  a  tenancy  and  evicting  the  tenant  in  an  application  under 
section  69  based  on  a  notice  of  termination  under  section  53  unless  it  is  satisfied  that, 

(a)  the  landlord  intends  in  good  faith  to  carry  out  the  activity  on  which  the  notice  of  termination  was  based;  and 

(b)  the  landlord  has  obtained  all  necessary  permits  or  other  authority  that  may  be  required  to  do  so. 
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In  a  number  of  cases  under  the  Landlord  and  Tenant  Act  tenants  resisted  termination  under  the 
personal  occupation  section  by  challenging  the  landlord's  good  faith,  and  the  decisions 
demonstrate  that  the  courts  are  not  very  receptive  to  such  an  argument.  In  Yarmuch  v.  Jacobson 
(1985),  34  A.C.W.S.  (2d)  145  (Ont.  Dist.  Ct.),  for  example,  the  tenant  actually  led  evidence  to 
show  that  the  landlord  had  gone  through  the  procedure  before  for  another  apartment  and  then  re- 
let  the  premises.  The  court  held  that  the  application  should  not  be  dismissed  merely  on  this 
evidence,  but  that  it  should  be  examined  on  its  merits.  While  the  previous  proceeding  meant  that 
the  court  should  look  at  the  matter  with  some  care,  the  issue  was  the  good  faith  of  the  landlord 
in  the  current  circumstances.  Similarly,  in  Wolfowicz  v.  Craig  (1986),  6  W.D.C.P.  162  (Ont. 
Dist.  Ct.)  a  landlord  was  allowed  to  bring  a  second  application  after  the  first  was  dismissed  for 
lack  of  good  faith,  on  the  grounds  that  new  medical  evidence  related  to  an  illness  that  came  after 
the  first  hearing. 

The  issue  of  the  landlord’s  good  faith  was  recently  raised  in  Salter  v.  Beliinac  [2001]  O.J.  No. 
2792  (Div.  Ct.).  Beljinac  had  lived  in  the  second  floor  apartment  of  a  house  for  24  years  with 
Salter,  the  landlord,  living  on  the  main  floor.  Salter  applied  for  termination  on  the  grounds  that 
he  wanted  his  son,  who  was  living  in  the  basement  apartment,  to  be  able  to  move  into  the  second 
floor  apartment.  The  latter  was  larger  than  the  basement,  and  Salter’s  son  had  a  spouse  and  small 
child.  Beljanic  resisted  the  application,  arguing  that  if  it  was  partly  motivated  by  economic 
considerations  the  OHRT  should  refuse  to  grant  it,  even  if  part  of  the  motivation  was  also 
genuine.  Beljanic  was  paying  $668  month,  and  an  identical  apartment  in  the  adjacent  building  was 
renting,  to  a  new  tenant,  for  $1,400  a  month.  The  landlord  admitted  that  economic  factors  were 
an  issue.  He  wanted  to  be  able  to  offer  his  son  cheap  accommodation,  but  could  not  afford  to  do 
so  by  giving  him  another  apartment  in  his  other  building  and  thereby  having  two  apartments  rented 
out  at  well  below  market  rents.  Both  the  OHRT  and  the  Divisional  Court  rejected  the  tenant’s 
argument,  the  latter  holding  that  all  that  mattered  was  the  genuineness  of  the  landlord’s  intention 
to  move  a  family  member  into  the  particular  apartment.  That  is,  “the  fact  that  the  landlord  might 
choose  the  particular  unit  to  occupy  for  economic  reasons  does  not  result  in  failing  to  meet  the  s. 
51  (1)  standards”. 

Tenant  advocates  argue  that  in  the  years  immediately  following  the  abolition  of  rent  controls  for 
new  tenants  the  personal  occupation  section  was  often  used  to  get  out  long-standing  tenants  and 
let  the  apartment  at  a  much  higher  rent.  The  OHRT  has  no  mechanism  for  checking  to  see  if 
indeed  a  family  member  moved  in;  it  is  up  to  the  displaced  tenant  to  “police”  what  happens 
afterwards.  In  one  of  the  very  few  cases  on  this  problem,  under  the  previous  legislation,  McLartv 
v.  Goudanos  (Unreported,  Ont  Prov  Ct,  Caswell  DCJ,  June  2,  1989),  the  landlord  served  a  notice 
to  tenants  based  on  the  personal  occupation  section,  and  then  re-let  the  premises  at  a  higher  rent 
than  he  could  have  charged  to  the  existing  tenants.  The  tenants  were  awarded  damages,  based  on 
the  difference  they  would  have  paid  and  the  higher  rent  they  had  to  pay  for  their  new  premises, 
for  a  period  of  4  months.  Punitive  damages  were  also  awarded,  in  the  sum  of  $600. 
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The  Tenant  Protection  Act  seeks  to  provide  some  remedies  for  tenants  who  are  the  victims  of 
landlord  bad  faith  under  both  the  personal  occupation  and  demolition,  conversion,  renovation 
sections: 

32.  (1)  A  tenant  or  former  tenant  of  a  rental  unit  may  apply  to  the  Tribunal  for  any  of  the  following  orders:.... 

8.  Where  a  notice  under  section  51  has  been  given  in  bad  faith  and  the  tenant  vacates  the  rental  unit  as  a  result  of 
the  notice,  an  order  determining  that  the  notice  has  been  given  in  bad  faith  and  neither  the  landlord,  the  landlord's 
spouse  nor  a  child  or  parent  of  one  of  them  has  occupied  the  rental  unit  within  a  reasonable  time  after  that 
termination. 

9.  Where  a  notice  under  section  52  has  been  given  in  bad  faith  and  the  tenant  vacates  the  rental  unit  as  a  result  of 
the  notice,  an  order  determining  that  the  notice  has  been  given  in  bad  faith  and  neither  the  purchaser,  the  purchaser's 
spouse  nor  a  child  or  parent  of  one  of  them  has  occupied  the  rental  unit  within  a  reasonable  time  after  that 
termination. 

10.  Where  a  notice  under  section  53  has  been  given  in  bad  faith  and  the  tenant  vacates  the  rental  unit  as  a  result  of 
the  notice,  an  order  determining  that  the  notice  has  been  given  in  bad  faith  and  the  landlord  has  not  demolished, 
converted  or  repaired  or  renovated  the  rental  unit  within  a  reasonable  time  after  that  termination. 

(2)  No  application  may  be  made  under  subsection  (1)  more  than  one  year  after  the  day  the  alleged  conduct  giving 
rise  to  the  application  occurred. 


35.  (1)  If  the  Tribunal  determines  that  a  landlord,  a  superintendent  or  an  agent  of  a  landlord  has  done  one  or  more 
of  the  activities  set  out  in  paragraphs  3  to  10  of  subsection  32(1),  the  Tribunal  may, 

(a)  order  that  the  landlord,  superintendent  or  agent  may  not  engage  in  any  further  activities  listed  in  those  paragraphs 
against  any  of  the  tenants  in  the  residential  complex; 

(b)  order  an  abatement  of  rent; 

(c)  order  that  the  landlord  pay  to  the  Tribunal  an  administrative  fine  not  exceeding  the  greater  of  $10,000  or  the 
monetary  jurisdiction  of  the  Small  Claims  Court  in  the  area  where  the  residential  complex  is  located; 

(d)  order  that  the  tenancy  be  terminated; 

(e)  make  any  other  order  that  it  considers  appropriate. 

(2)  If  in  an  application  under  any  of  paragraphs  3  to  10  of  subsection  32(1)  it  is  determined  that  the  tenant  was 
induced  by  the  conduct  of  the  landlord,  the  superintendent  or  an  agent  of  the  landlord  to  vacate  the  rental  unit,  the 
Tribunal  may,  in  addition  to  the  remedies  set  out  in 

subsection  (1),  order  that  the  landlord  pay  a  specified  sum  to  the  tenant  as  compensation  for, 

(a)  all  or  any  portion  of  any  increased  rent  which  the  tenant  has  incurred  or  will  incur  for  a  one  year  period  after  the 
tenant  has  left  the  rental  unit;  and 


(b)  reasonable  out  of  pocket  moving,  storage  and  other  like  expenses  which  the  tenant  has  incurred  or  will  incur. 
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Under  the  Landlord  and  Tenant  Act  the  courts  resisted  attempts  to  impose  some  sort  of 
"reasonableness"  requirement  into  the  "conversion"  section.  As  with  personal  occupation,  only 
the  genuineness  of  the  landlord's  intention  will  be  assessed. 

Can  landlords  use  the  personal  occupation  section  to  obtain  a  "second  home"?  See  the  following 
case: 

JAFFER  v.  SACHDEV  (1989),  6  R.P.R.  (2d)  86  (Ont.  D.C.) 

HOILETT  D.C.J.:  This  is  an  application  by  the  landlords  for  a  termination  of  the  tenancy  agreement  and  for  a  writ 
of  possession  grounded  on  the  claim  that  the  "landlord  bona  fide  requires  possession  of  [the]  residential  premises 
...  for  the  purpose  of  occupation  by  himself,  his  spouse  or  child",  in  particular  for  occupation  by  themselves 
(husband  and  wife)  and  their  two  youngest  children  Baseen  and  Mureen;  ages  4,  and  2,  approximately. 

The  material  facts  in  this  application  are  not  seriously  in  dispute  and  may  be  briefly  summarized.  The  demised 
premises,  1435A  Gerrard  St.  E.,  Toronto,  is  a  one-bedroom  apartment  atop  a  restaurant,  which  is  numbered  1435. 
The  landlords  have  operated  a  vegetarian  restaurant  at  that  location  since  1986,  first  as  tenants  of  the  building  and 
later  as  owners,  when  they  purchased  the  building  in  1988.  The  tenants  have  been  tenants  of  the  demised  premises 
since  1980  and  were  inherited  by  the  present  landlords  when  they  purchased  the  premises  in  1988.  The  landlords 
are  the  parents  of  4  children,  aged  12,  11,  4  and  2  years  of  age.  Apart  from  the  demised  premises  they  own  a 
3-apartment  complex  at  42  Pape  Ave.,  some  3  or  4  blocks  from  the  demised  premises,  and  a  spacious  4-bedroom 
residence  in  Mississauga,  which  has  served  as  the  family  residence  for  some  time.  Mr.  Jaffer,  who  testified  on  behalf 
of  the  applicants,  indicated  that  the  rigours  of  running  a  specialty  restaurant  requires  long  hours,  6  or  7  days  a  week 
and  the  apartment  atop  the  restaurant  would  provide  a  haven  for  him  and  his  wife  as  well  as  for  the  couple's  two 
younger  children  who  are  often  around.  Sleeping,  when  they  have  worked  late  into  the  night  or  into  the  wee  hours 
of  the  morning,  would  become  a  realistic  alternative  to  driving  home  to  Mississauga.  Mr.  Jaffer  confirmed  in  his 
evidence  as  well  that  there  is  a  fenced  in  area  adjacent  to  the  restaurant  building  as  well  as  a  finished  basement. 
Apart  from  the  applicants,  there  are  four  employees  serving  at  the  restaurant. 

The  tenant,  a  63-year-old  widow  shares  the  apartment  with  her  son,  Ravinden  Kuman  Sachdev,  a  refugee  (or  refugee 
claimant)  who  only  recently  was  allowed  to  work  because  of  the  change  in  the  Federal  Government  policy  affecting 
the  right  of  refugee  claimants  to  work.  As  it  appears  from  Mr.  Sachdev 's  affidavit  and  his  oral  testimony,  the  tenant 
is  a  diabetic  who  suffers  from  angina.  She  speaks  no  English  and  depends  for  much  of  her  social  existence  on  the 
East  Indian  community  which  has  a  commanding  presence  in  the  area  in  which  she  now  lives.  Mr.  Sachdev  testified 
further  that  the  family's  net  income  is  about  $850  per  month,  and  apart  from  the  trauma  of  a  possible  uprooting  of 
his  mother  from  the  ethnic  community  in  which  she  has  established  roots,  it  would  be  virtually  impossible  to  find 
any  comparable  accommodation  for  what  is,  admittedly,  a  modest  monthly  rent  of  about  $277  per  month. 

Central  to,  though  not  decisive  of  this  application,  is  the  bona  fide  of  the  landlords.  Shortly  after  the  present 
applicants  acquired  possession  of  the  demised  premises,  they  initiated  proceedings  to  terminate  the  tenancy,  indeed 
the  present  application  was  the  fourth  in  a  series,  all  similarly  based.  I  draw  no  inference  from  that  however,  because 
it  appears  from  the  evidence  that  any  failure  to  proceed  on  earlier  applications  may  reasonably  be  attributed  to  the 
legal  representations  the  applicants  had  at  the  time.  Most  significantly  however,  the  applicants  have  been  consistent 
in  the  rationale  for  each  application.  In  all  the  circumstances,  therefore,  I  accept  as  being  established  the  landlords' 
bona  fide. 

In  arriving  at  that  conclusion  I  am  mindful  of  the  fact  that  courts  have  directed  their  minds  to  the  question  of  whether 
or  not  a  landlord  must  establish  that  he/she  reasonably  requires  possession,  etc.  Relying  on  the  British  Court  of 
Appeal  decision  in  Kennealy  v.  Dunne,  [1977]  2  All  E.R.  16,  [1977]  2  W.L.R.  421,  Matthew  Co.  Ct.  J.  concluded 
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in  Re  Higgins  and  Mathot  (1983),  45  O.R.  (2d)  377  (Co.  Ct.)  that  "required",  merely  means  bona  fide  wanted  and 
genuinely  intended  to  be  occupied  by  one  of  the  class  of  persons  mentioned  in  the  sections.  A  similar  conclusion  was 
reached  in  Ireland  v.  Taylor  (1948),  [1949]  1  K.B.  300,  [1948]  2  All  E.R.  450  (C.A.).  I  am  mindful  of  the  fact  that 
my  brother  Judge  Keith  Gibson  in  1840  Bathurst  Investments  Ltd,  v.  Giorgi  and  Dodds  (1982).  1  T.L.L.R.  57  seems 
to  suggest  a  more  stringent  requirement  to  be  met  by  the  landlord  but  there  were  at  least  two  other  grounds  on  which 
Judge  Gibson  predicated  his  judgment.  I  prefer  therefore  to  accept  the  interpretation  in  Re  Higgins  and  Mathot, 
which  appears  to  me  to  be  more  explicitly  in  accord  with  the  plain  meaning  of  the  language  of  ss.  105  and  110. 


Termination  Before  the  End  of  the  Term 


The  preceding  materials  have  dealt  with  causes  for  termination  at  the  end  of  the  period  of  the 
tenancy.  Other  causes  of  termination  allow  the  tenant  to  be  evicted  before  the  end  of  the  term: 

61  (1)  If  a  tenant  fails  to  pay  rent  lawfully  owing  under  a  tenancy  agreement,  the  landlord  may  give  the  tenant  notice 
of  termination  of  the  tenancy  effective  not  earlier  than, 

(a)  the  7th  day  after  the  notice  is  given,  in  the  case  of  a  daily  or  weekly  tenancy;  and 

(b)  the  14th  day  after  the  notice  is  given,  in  all  other  cases. 

(2)  The  notice  shall  set  out  the  amount  of  rent  due  and  shall  specify  that  the  tenant  may  avoid  the  termination  of  the 
tenancy  by  paying  that  rent  and  any  other  rent  that  has  become  owing  under  the  tenancy  agreement  before  the  notice 
of  termination  becomes  effective. 

(3)  The  notice  of  termination  is  void  if,  before  the  day  the  landlord  applies  to  the  Tribunal  for  an  order  terminating 
the  tenancy  and  evicting  the  tenant  based  on  the  notice,  the  tenant  pays, 

(a)  the  rent  that  is  in  arrears  under  the  tenancy  agreement;  and 

(b)  the  additional  rent  that  would  have  been  due  under  the  tenancy  agreement  as  at  the  date  of  payment  by  the  tenant 
had  notice  of  termination  not  been  given. 


This  section  is  essentially  the  same  as  the  Landlord  and  Tenant  Act,  s.  106.  The  one  change  is  that 
the  latter  gave  a  tenant  20  days  to  pay  after  receiving  a  notice  of  termination,  the  current 
legislation  gives  only  14. 


72.  (1)  A  landlord  may  not  apply  to  the  Tribunal  under  section  69  for  an  order  terminating  a  tenancy  and  evicting 
the  tenant  based  on  a  notice  of  termination  under  section  61  before  the  day  following  the  termination  date  specified 
in  the  notice. 

(2)  An  application  by  a  landlord  under  section  69  for  an  order  terminating  a  tenancy  and  evicting  the  tenant  based 
on  a  notice  of  termination  under  section  61  shall  be  discontinued  if,  before  the  Tribunal  issues  the  eviction  order, 
the  Tribunal  is  satisfied  that  the  tenant  has  paid  to  the  landlord  or  to  the  Tribunal, 

(a)  the  rent  that  is  in  arrears  under  the  tenancy  agreement; 
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(b)  the  additional  rent  that  would  have  been  due  under  the  tenancy  agreement  as  at  the  date  of  payment  by  the  tenant 
had  notice  of  termination  not  been  given;  and 

(c)  the  landlord's  application  fee. 

(3)  An  order  of  the  Tribunal  terminating  a  tenancy  and  evicting  the  tenant  in  an  application  under  section  69  based 
on  a  notice  of  termination  under  section  61  shall, 

(a)  specify  the  following  amounts: 

(i)  the  amount  of  rent  that  is  in  arrears  under  the  tenancy  agreement, 

(ii)  the  daily  amount  of  compensation  that  must  be  paid  under  section  45,  and 

(iii)  any  costs  ordered  by  the  Tribunal;  and 

(b)  inform  the  tenant  and  the  landlord  that  the  order  will  become  void  if,  before  the  order  becomes  enforceable,  the 
tenant  pays  to  the  landlord  or  to  the  Tribunal  the  amount  required  under  subsection  (4)  and  specify  that  amount. 

4)  An  eviction  order  referred  to  in  subsection  (3)  is  void  if,  before  the  order  becomes  enforceable,  the  tenant  pays 
to  the  landlord  or  to  the  Tribunal, 

(a)  the  rent  that  is  in  arrears  under  the  tenancy  agreement; 

(b)  the  additional  rent  that  would  have  been  due  under  the  tenancy  agreement  as  at  the  date  of  payment  by  the  tenant 
had  notice  of  termination  not  been  given;  and 

(c)  the  costs  ordered  by  the  Tribunal. 

(5)  If  before  the  eviction  order  becomes  enforceable  the  tenant  pays  the  amount  specified  in  the  order  under  clause 
(3)  (b)  to  the  Tribunal,  an  employee  of  the  Tribunal  shall  issue  a  notice  to  the  tenant  and  the  landlord  acknowledging 
that  the  eviction  order  is  void  under  subsection  (4). 

(6)  If  before  the  eviction  order  becomes  enforceable  the  tenant  pays  the  amount  due  under  subsection  (4)  either  in 
whole  to  the  landlord  or  in  part  to  the  landlord  and  in  part  to  the  Tribunal,  the  tenant  may  make  a  motion  to  the 
Tribunal,  without  notice  to  the  landlord,  for  an  order  determining  that  the  tenant  has  paid  the  full  amount  due  under 
subsection  (4)  and  confirming  that  the  eviction  order  is  void  under  subsection  (4). 

(7)  A  tenant  who  makes  a  motion  under  subsection  (6)  shall  provide  the  Tribunal  with  an  affidavit  setting  out  the 
details  of  any  payments  made  to  the  landlord  and  with  any  supporting  documents  the  tenant  may  have. 

(8)  The  Tribunal  shall  make  an  order  under  subsection  (6)  without  holding  a  hearing 

(9)  Within  10  days  after  an  order  is  issued  under  subsection  (6),  the  landlord  may,  on  notice  to  the  tenant,  make  a 
motion  to  the  Tribunal  to  have  the  order  set  aside. 

(10)  On  a  motion  under  subsection  (9),  the  Tribunal  shall  hold  a  hearing  and  shall, 

(a)  if  satisfied  that  the  tenant  did  not  pay  the  full  amount  due  under  subsection  (4)  before  the  eviction  order  became 
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enforceable,  set  aside  the  order  made  under  subsection  (6)  and  confirm  that  the  eviction  order  is  not  void  under 
subsection  (4);  or 

(b)  if  satisfied  that  the  tenant  paid  the  full  amount  due  under  subsection  (4)  before  the  eviction  order  became 
enforceable,  refuse  to  set  aside  the  order  made  under  subsection  (6) 

Note  also  that  s.  60  provides  an  additional  reason  for  termination  re  non-payment  of  rent: 

60.  (1)  A  landlord  may  give  a  tenant  notice  of  termination  of  their  tenancy  on  any  of  the  following  grounds:  ... 

1.  The  tenant  has  persistently  failed  to  pay  rent  on  the  date  it  becomes  due  and  payable. 

The  equivalent  section  in  the  Landlord  and  Tenant  Act  was  interpreted  in  Re  Ontario  Housing 
Corp  and  Cordner  (1984),  48  O.R.  (2d)  672  (Div  Ct)  as  not  constituting  a  separate  and 
independent  ground  for  termination,  but  a  number  of  other  cases  came  to  the  opposite  conclusion, 
that  it  is  not  a  provision  that  can  only  be  employed  if  the  tenant  has  fallen  foul  of  the  general  late 
payment  provision:  see  Re  Bell  and  226603  Ontario  Ltd  (1985),  51  O.R.  (2d)  633  (Div  Ct)  and 
Senkow  et  al  v.  Manufacturers  Life  Property  Corporation  (1990),  13  R.P.R.  (2d)  243  (Ont.  Div. 
Ct.).  In  Senkow  the  tenants  were  late  with  25  of  29  rental  payments. 

Non-payment  of  rent  is  not  the  only  cause  which  will  lead  to  a  termination  before  the  end  of  the 
term: 


62.  (1)  A  landlord  may  give  a  tenant  notice  of  termination  of  the  tenancy  if  the  tenant  commits  an  illegal  act  or 
carries  on  an  illegal  trade,  business  or  occupation  or  permits  a  person  to  do  so  in  the  rental  unit  or  the  residential 
complex. 

(2)  A  landlord  may  give  a  tenant  notice  of  termination  of  the  tenancy  if  the  rental  unit  is  a  rental  unit  described  in 
paragraph  1,  2  or  3  of  subsection  5(1)  and  the  tenant  has  knowingly  and  materially  misrepresented  his  or  her  income 
or  that  of  other  members  of  his  or  her  family  occupying  the  rental  unit. 

(3)  A  notice  of  termination  under  this  section  shall  set  out  the  grounds  for  termination  and  shall  provide  a  termination 
date  not  earlier  than, 

(a)  the  10th  day  after  the  notice  is  given,  in  the  case  of  a  notice  under  subsection  (1)  grounded  on  an  illegal  act, 
trade,  business  or  occupation  involving, 

(i)  the  production  of  an  illegal  drug, 

(ii)  the  trafficking  in  an  illegal  drug,  or 

(iii)  the  possession  of  an  illegal  drug  for  the  purposes  of  trafficking;  or 

(b)  the  20th  day  after  the  notice  is  given,  in  all  other  cases. 
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88.  If  a  landlord  has  a  right  to  give  a  notice  of  termination  under  subsection  62(2),  the  landlord  may  apply  to  the 
Tribunal  for  an  order  for  the  payment  of  money  the  tenant  would  have  been  required  to  pay  if  the  tenant  had  not 
misrepresented  his  or  her  income  or  that  of  other  members  of  his  or  her  family,  so  long  as  the  application  is  made 
while  the  tenant  is  in  possession  of  the  rental  unit. 


Note  here  s.  73,  which  codifies  a  long-established  common  law  rule: 

73.  The  Tribunal  may  issue  an  order  terminating  a  tenancy  and  evicting  a  tenant  in  an  application  ...  based  on  a 
notice  of  termination  under  section  62  whether  or  not  the  tenant  or  other  person  has  been  convicted  of  an  offence 
relating  to  an  illegal  act,  trade,  business  or  occupation. 

Many  of  the  reported  cases  on  what  is  now  s.  62  involve  drugs,  and  the  courts  usually  terminated 
tenancies  as  a  result.  There  have  been  suggestions  that  there  are  constitutional  problems  with  the 
current  law  on  illegal  activities  and  loss  of  shelter  rights  in  public  housing,  but  to  date  the  courts 
have  not  heeded  them:  see  M.  Drumbl,  "The  State  as  Landlord:  The  Constitutionality  of  the 
Termination  of  Public  Housing  Leases  on  Account  of  a  Tenant's  Illegal  Activities",  (1996)  7 
Windsor  Review  of  Legal  and  Social  Issues  75,  and  MTHA  v.  Smith  (1989),  33  O.A.C.  349 
(Div.  Ct.).  In  Smith  the  MTHA  sought  to  terminate  the  10-year  tenancy  of  Merleaner  Smith,  an 
unemployed  single  mother  then  attending  school  to  upgrade  her  education  to  a  grade  10  level.  The 
reason  for  the  application  was  that  Smith's  24-year  old  son,  Anthony  Aransibia,  who  lived  with 
her  and  her  two  other  minor  children,  was  trafficking  in  cocaine  in  the  parking  lots  and  roadways 
of  the  apartment  building  complex  at  Lawrence  Heights.  At  the  time  of  the  application  he  was 
awaiting  trial.  There  was  no  suggestion  that  Ms.  Smith  was  in  any  way  involved  in  the  trafficking 
and  she  could  not  ask  her  son  to  leave  because  one  of  the  conditions  of  his  bail  was  that  he  not 
move.  In  an  unreported  judgment  the  trial  judge  allowed  the  application  and  held  that:  (a) 
Aransibia  had  committed  an  illegal  act;  (b)  the  illegal  act  had  been  committed  on  the  residential 
premises,  which  involved  common  areas  of  the  complex;  and  (c)  Ms.  Smith  had  "permitted"  this 
act;  she  knew  of  it  and  was  wilfully  blind  to  it.  Smith  appealed  to  Divisional  Court,  which  upheld 
the  termination.  It  rejected  an  argument  that,  where  the  landlord  was  relying  on  illegal  acts  carried 
on  by  a  third  party,  an  actual  conviction  should  be  required  before  the  tenant  could  be  evicted. 
It  also  briefly  rejected  an  argument  that,  in  these  circumstances,  termination  of  the  tenancy 
represented  a  breach  of  Smith's  s.7  right  to  security  of  the  person.  Moreover,  even  if  it  did 
constitute  a  violation,  the  court  held  that  it  was  done  consistently  with  the  principles  of 
fundamental  justice. 

Compare  Smith  with  Re  Metropolitan  Toronto  Housing  Authority  and  Pennant  (1991).  81  D.L.R. 
(4th)  404  (Ont.  G.D.).  Karen  Pennant's  apartment  was  searched  by  police  and  a  loaded,  restricted 
and  stolen  firearm  discovered.  In  considering  the  application  for  a  termination  of  the  tenancy 
Corbett  J.  accepted  Pennant's  argument  that  the  search  warrant  was  invalid,  but  refused  to  exclude 
the  evidence  from  the  proceedings.  He  then  found  as  a  fact,  on  the  civil  standard,  that  Pennant 
had  "permitted  the  unlawful  act  of  possession  of  a  prohibited  weapon".  However,  he  refused  to 
grant  the  application  for  termination,  stating  at  p.  412:  "The  tenant  resides  at  the  premises  with 
her  four-year-old  son.  She  has  no  criminal  record  and  there  has  been  no  previous  difficulties  with 
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this  tenant  during  her  two-year  tenancy.  In  these  circumstances  and  since  the  overall  case  for  the 
landlord  was  not  compelling,  I  will  not  grant  the  writ  of  possession.  For  these  reasons,  the 
application  will  be  dismissed  upon  condition  that  no  hand-guns  or  firearms  be  permitted  in,  on, 
or  at  the  subject  premises  at  any  time." 


Other  provisions  allowing  for  termination  before  the  end  of  the  term  are  ss.  63-67,  which,  with 
s.  62  above,  are  collectively  the  equivalent  of  the  Landlord  and  Tenant  Act,  s.  107. 

63 .  ( 1 )  A  landlord  may  give  a  tenant  notice  of  termination  of  the  tenancy  if  the  tenant  or  a  person  whom  the  tenant 
permits  in  the  residential  complex  wilfully  or  negligently  causes  undue  damage  to  the  rental  unit  or  the  residential 
complex. 

(2)  A  notice  of  termination  under  this  section  shall, 

(a)  provide  a  termination  date  not  earlier  than  the  20th  day  after  the  notice  is  given; 

(b)  set  out  the  grounds  for  termination;  and 

(c)  require  the  tenant,  within  seven  days,  to  pay  to  the  landlord  the  reasonable  costs  of  repair  or  to  make  the  repairs. 

(3)  The  notice  of  termination  under  this  section  is  void  if  the  tenant,  within  seven  days  after  receiving  the  notice, 
makes  the  repair,  pays  the  reasonable  costs  of  repair  or  makes  arrangements  satisfactory  to  the  landlord  to  pay  the 
costs  or  to  make  the  repairs. 


64.  (1)  A  landlord  may  give  a  tenant  notice  of  termination  of  the  tenancy  if  the  conduct  of  the  tenant,  another 
occupant  of  the  rental  unit  or  a  person  permitted  in  the  residential  complex  by  the  tenant  is  such  that  it  substantially 
interferes  with  the  reasonable  enjoyment  of  the  residential  complex  for  all  usual  purposes  by  the  landlord  or  another 
tenant  or  substantially  interferes  with  another  lawful  right,  privilege  or  interest  of  the  landlord  or  another  tenant. 

(2)  A  notice  of  termination  under  subsection  (1)  shall, 

(a)  provide  a  termination  date  not  earlier  than  the  20th  day  after  the  notice  is  given; 

(b)  set  out  the  grounds  for  termination;  and 

(c)  require  the  tenant,  within  seven  days,  to  stop  the  conduct  or  activity  or  correct  the  omission  set  out  in  the  notice. 

(3)  The  notice  of  termination  under  subsection  (1)  is  void  if  the  tenant,  within  seven  days  after  receiving  the  notice, 
stops  the  conduct  or  activity  or  corrects  the  omission. 


65.  (1)  A  landlord  may  give  a  tenant  notice  of  termination  of  the  tenancy  if, 

(a)  an  act  or  omission  of  the  tenant,  another  occupant  of  the  rental  unit  or  a  person  permitted  in  the  residential 
complex  by  the  tenant  seriously  impairs  or  has  seriously  impaired  the  safety  of  any  person;  and 

(b)  the  act  or  omission  occurs  in  the  residential  complex. 
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(2)  A  notice  of  termination  under  this  section  shall  provide  a  termination  date  not  earlier  than  the  10th  day  after  the 
notice  is  given  and  set  out  the  grounds  for  termination. 

Sections  64  and  65  should  be  read  in  conjunction  with  section  74,  which  reinforces  the  tenant's 
ability  to  make  good  and  defines  the  role  that  animals  can  play  in  termination  applications: 

74.  (1)  A  landlord  may  not  apply  to  the  Tribunal  for  an  order  terminating  a  tenancy  and  evicting  the  tenant  based 
on  a  notice  of  termination  under  section  63,  64  or  66  before  the  seven  day  remedy  period  specified  in  the  notice 
expires. 

(2)  If  an  application  based  on  a  notice  of  termination  under  section  64  or  65  is  grounded  on  the  presence,  control 
or  behaviour  of  an  animal  in  or  about  the  residential  complex,  the  Tribunal  shall  not  make  an  order  terminating  the 
tenancy  and  evicting  the  tenant  without  being  satisfied  that  the  tenant  is  keeping  an  animal  and  that, 

(a)  subject  to  subsection  (3),  the  past  behaviour  of  an  animal  of  that  species  has  substantially  interfered  with  the 
reasonable  enjoyment  of  the  residential  complex  for  all  usual  purposes  by  the  landlord  or  other  tenants; 

(b)  subject  to  subsection  (4),  the  presence  of  an  animal  of  that  species  has  caused  the  landlord  or  another  tenant  to 
suffer  a  serious  allergic  reaction;  or 

(c)  the  presence  of  an  animal  of  that  species  or  breed  is  inherently  dangerous  to  the  safety  of  the  landlord  or  the  other 
tenants. 

(3)  The  Tribunal  shall  not  make  an  order  terminating  the  tenancy  and  evicting  the  tenant  relying  on  clause  (2)(a)  if 
it  is  satisfied  that  the  animal  kept  by  the  tenant  did  not  cause  or  contribute  to  the  substantial  interference. 

(4)  The  Tribunal  shall  not  make  an  order  terminating  the  tenancy  and  evicting  the  tenant  relying  on  clause  (2)(b)  if 
it  is  satisfied  that  the  animal  kept  by  the  tenant  did  not  cause  or  contribute  to  the  allergic  reaction. 

66.  (1)  A  landlord  may  give  a  tenant  notice  of  termination  of  the  tenancy  if  the  number  of  persons  occupying  the 
rental  unit  on  a  continuing  basis  results  in  a  contravention  of  health,  safety  or  housing  standards  required  by  law. 

(2)  A  notice  of  termination  under  this  section  shall, 

(a)  provide  a  termination  date  not  earlier  than  the  20th  day  after  the  notice  is  given; 

(b)  set  out  the  details  of  the  grounds  for  termination;  and 

(c)  require  the  tenant,  within  seven  days,  to  reduce  the  number  of  persons  occupying  the  rental  unit  to  comply  with 
health,  safety  or  housing  standards  required  by  law. 

(3)  The  notice  of  termination  under  this  section  is  void  if  the  tenant,  within  seven  days  after  receiving  the  notice, 
sufficiently  reduces  the  number  of  persons  occupying  the  rental  unit. 


67.  (1)  A  landlord  may  give  a  tenant  notice  of  termination  of  the  tenancy  if, 

(a)  a  notice  of  termination  under  section  63,  64  or  66  or  under  an  equivalent  provision  of  Part  IV  of  the  Landlord 
and  Tenant  Act  has  become  void  as  a  result  of  the  tenant's  compliance  with  the  terms  of  the  notice;  and 
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(b)  the  tenant  contravenes  any  of  section  62,  63,  64  or  66  within  six  months  after  the  first  notice  became  void. 

(2)  The  notice  under  this  section  shall  set  out  the  date  it  is  to  be  effective  and  that  date  shall  not  be  earlier  than  the 
14th  day  after  the  notice  is  given. 
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F)  TERMINATION  OF  RESIDENTIAL  TENANCIES:  EVICTION  PROCEDURES 

General 


Not  only  have  evictions  risen  very  substantially  since  the  OHRT  was  established,  there  is  an 
increasing  trend  towards  default  orders  of  eviction  -  eviction  orders  issued  by  the  Tribunal  without 
the  tenant  being  heard.  Some  58%  of  evictions  have  been  default  evictions  since  1998.  Tenant 
advocates  attribute  this  largely  to  sections  177  and  192,  reproduced  below,  which  state  that  tenants 
served  with  a  notice  of  eviction  by  the  landlord  have  just  five  calendar  days  to  file  a  written 
dispute.  Only  if  that  is  complied  with  does  the  tenant  get  a  hearing;  if  it  is  not  done,  the  tribunal 
quickly  issues  the  eviction  notice.  Critics  express  a  general  concern  that  this  is  not  enough  time 
for  low-income  and/or  immigrant  tenants  to  get  legal  advice  and  respond,  and  also  charge  that 
some  landlords  do  not  actually  serve  the  notice  (the  OHRT  is  unusual  among  tribunals  in  allowing 
the  parties  to  serve  each  other;  tribunals  usually  do  the  serving  themselves).  The  tribunal  has  been 
unsympathetic  to  tenants  who  complain  that  they  did  not  receive  the  notice,  even  to  those  who  say, 
for  example,  that  they  were  away  when  it  was  served.  The  OHRT  responds  that  people  have  an 
obligation  to  have  their  mail  checked. 

69.  (1)  A  landlord  may  apply  to  the  Tribunal  for  an  order  terminating  a  tenancy  and  evicting  the  tenant  if  the 
landlord  has  given  notice  to  terminate  the  tenancy  under  this  Act  or  under  the  former  Part  IV  of  the  Landlord  and 
Tenant  Act. 

(2)  An  application  under  subsection  (1)  may  not  be  made  later  than  30  days  after  the  termination  date  specified  in 
the  notice. 

(3)  Subsection  (2)  does  not  apply  with  respect  to  an  application  based  on  the  tenant's  failure  to  pay  rent. 


75.  Unless  specifically  provided  otherwise  in  this  Act  or  the  former  Part  IV  of  the  Landlord  and  Tenant  Act,  a 
landlord  who  has  served  a  notice  of  termination  may  apply  immediately  to  the  Tribunal  under  section  69  for  an  order 
terminating  the  tenancy  and  evicting  the  tenant. 


76.  (1)  A  landlord  may,  without  notice  to  the  tenant,  apply  to  the  Tribunal  for  an  order  terminating  a  tenancy  and 
evicting  the  tenant  if, 

(a)  the  landlord  and  tenant  have  entered  into  an  agreement  to  terminate  the  tenancy;  or 

(b)  the  tenant  has  given  the  landlord  notice  of  termination  of  the  tenancy. 

(2)  The  landlord  shall  include  with  the  application  an  affidavit  verifying  the  agreement  or  notice  of  termination,  as 
the  case  may  be. 

(3)  An  application  under  subsection  (1)  shall  not  be  made  later  than  30  days  after  the  termination  date  specified  in 
the  agreement  or  notice. 
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(4)  On  receipt  of  the  application,  the  Tribunal  may  make  an  order  terminating  the  tenancy  and  evicting  the  tenant. 

(5)  An  order  under  subsection  (4)  shall  be  effective  not  earlier  than, 

(a)  the  date  specified  in  the  agreement,  in  the  case  of  an  application  under  clause  (l)(a);  or 

(b)  the  termination  date  set  out  in  the  notice,  in  the  case  of  an  application  under  clause  (l)(b). 

(6)  The  respondent  may  make  a  motion  to  the  Tribunal,  on  notice  to  the  applicant,  to  have  the  order  set  aside  within 
10  days  after  the  order  is  issued. 

(7)  An  order  under  subsection  (4)  is  stayed  when  a  motion  to  have  the  order  set  aside  is  received  by  the  Tribunal  and 
shall  not  be  enforced  under  this  Act  or  as  an  order  of  the  court  during  the  stay. 

(8)  If  the  Tribunal  sets  the  order  aside,  the  Tribunal  shall  hear  the  merits  of  the  application. 


77.  (1)  A  landlord  may,  without  notice  to  the  tenant,  apply  to  the  Tribunal  for  an  order  terminating  a  tenancy  or 
evicting  the  tenant  if, 

(a)  the  landlord  previously  applied  to  the  Tribunal  for  an  order  terminating  the  tenancy  or  evicting  the  tenant; 

(b)  an  order  or  a  settlement  mediated  under  section  181  with  respect  to  the  previous  application  imposed  conditions 
on  the  tenant; 

(c)  among  the  conditions  imposed  by  the  order  or  settlement  were  conditions  that,  if  not  met  by  the  tenant,  would 
give  rise  to  the  same  grounds  for  terminating  the  tenancy  as  were  claimed  in  the  previous  application; 

(d)  the  order  or  settlement  provided  that  the  landlord  could  apply  under  this  section  if  the  tenant  did  not  meet  the 
conditions  described  in  clause  (c);  and 

(e)  the  tenant  has  not  met  the  conditions  described  in  clause  (c). 


78.  If  a  landlord  believes  that  a  tenant  has  abandoned  a  rental  unit,  the  landlord  may  apply  to  the  Tribunal  for  an 
order  terminating  the  tenancy. 

80.  The  landlord  may  apply  to  the  Tribunal  for  an  order  terminating  the  tenancy  of  a  tenant  of  superintendent's 
premises  and  evicting  the  tenant  if  the  tenant  does  not  vacate  the  rental  unit  within  one  week  of  the  termination  of 
his  or  her  employment. 


82.  (1)  If  a  subtenant  continues  to  occupy  a  rental  unit  after  the  end  of  the  subtenancy,  the  landlord  or  the  tenant  may 
apply  to  the  Tribunal  for  an  order  evicting  the  subtenant. 

(2)  An  application  under  this  section  must  be  made  within  60  days  after  the  end  of  the  subtenancy. 
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171 .  The  Tribunal  shall  adopt  the  most  expeditious  method  of  determining  the  questions  arising  in  a  proceeding  that 
affords  to  all  persons  directly  affected  by  the  proceeding  an  adequate  opportunity  to  know  the  issues  and  be  heard 
on  the  matter. 


177.  (1)  A  respondent  wishing  to  dispute  the  following  applications  must  do  so  by  filing  a  dispute  in  writing  with 
the  Tribunal: 

1 .  An  application  to  terminate  a  tenancy  or  to  evict  a  person. 

2.  A  landlord's  application  for  arrears  of  rent,  compensation,  damages  or  for  the  payment  of  money  as  a  result  of 
misrepresentation  of  income. 

3.  A  tenant's  application  under  section  89  (compensation,  overholding  subtenant). 

4.  A  tenant's  application  under  section  144. 

5.  A  tenant's  application  claiming  that  a  landlord  unreasonably  withheld  consent  to  an  assignment  or  subletting  of 
a  rental  unit. 

(2)  The  time  for  filing  a  dispute  shall  be, 

(a)  in  the  case  of  an  application  to  terminate  a  tenancy  or  to  evict  a  person,  five  days  after  the  applicant  has  served 
the  notice  of  hearing  on  the  respondent;  and 

(b)  in  the  case  of  any  other  application,  within  the  time  provided  for  in  the  Rules. 


192.  (1)  The  Tribunal  may  make  an  order  with  respect  to  any  of  the  following  applications  without  holding  a  hearing 
if  the  application  is  not  disputed: 

1 .  An  application  to  terminate  a  tenancy  or  to  evict  a  person,  other  than, 

1.  an  application  based  in  whole  or  in  part  on  a  notice  of  termination  under  section  65,  or 

ii.  an  application  based  in  whole  or  in  part  on  a  notice  of  termination  under  subsection  62  (1)  grounded  on  an  illegal 
act,  trade,  business  or  occupation  described  in  clause  62  (3)  (a). 

2.  A  landlord's  application  for  arrears  of  rent,  compensation,  damages  or  for  the  payment  of  money  as  a  result  of 
misrepresentation  of  income. 

3.  A  tenant's  application  under  section  89  (compensation,  overholding  subtenant). 

4.  A  tenant’s  application  under  section  144  (money  collected  illegally). 

5.  A  tenant's  application  claiming  that  a  landlord  unreasonably  withheld  consent  to  an  assignment  or  subletting  of 
a  rental  unit. 
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Relief  Against  Forfeiture 

84.  (1)  Upon  an  application  for  an  order  evicting  a  tenant  or  subtenant,  the  Tribunal  may,  despite  any  other  provision 
of  this  Act  or  the  tenancy  agreement, 

(a)  refuse  to  grant  the  application  unless  satisfied,  having  regard  to  all  the  circumstances,  that  it  would  be  unfair 
to  refuse;  or 

(b)  order  that  the  enforcement  of  the  order  of  eviction  be  postponed  for  a  period  of  time. 

(2)  Without  restricting  the  generality  of  subsection  (1),  the  Tribunal  shall  refuse  to  grant  the  application  where 
satisfied  that, 

(a)  the  landlord  is  in  serious  breach  of  the  landlord's  responsibilities  under  this  Act  or  of  any  material  covenant  in 
the  tenancy  agreement; 

(b)  the  reason  for  the  application  being  brought  is  that  the  tenant  has  complained  to  a  governmental  authority  of  the 
landlord's  violation  of  a  law  dealing  with  health,  safety,  housing  or  maintenance  standards; 

(c)  the  reason  for  the  application  being  brought  is  that  the  tenant  has  attempted  to  secure  or  enforce  his  or  her  legal 
rights; 

(d)  the  reason  for  the  application  being  brought  is  that  the  tenant  is  a  member  of  a  tenants'  association  or  is 
attempting  to  organize  such  an  association;  or 

(e)  the  reason  for  the  application  being  brought  is  that  the  rental  unit  is  occupied  by  children  and  the  occupation  by 
the  children  does  not  constitute  overcrowding. 

(3)  The  Tribunal  shall  not  issue  an  eviction  order  in  a  proceeding  regarding  termination  of  a  tenancy  for  the  purposes 
of  demolition,  conversion  to  non-residential  rental  use,  renovations  or  repairs  until  the  landlord  has  complied  with 
section  55,  57  or  58,  as  the  case  may  be. 

(4)  If  a  tenant  has  given  a  landlord  notice  under  subsection  56  (2),  the  Tribunal  shall  not  issue  an  eviction  order  in 
a  proceeding  regarding  termination  of  the  tenancy  until  the  landlord  has  compensated  the  tenant  in  an  amount  equal 
to  the  rent  for  the  amount  of  time  the  landlord  estimates  is  required  to  complete  the  repair  or  renovation. 


The  Landlord  and  Tenant  Act  contained  a  similar  section,  but  with  two  important  differences. 
First,  it  gave  as  one  of  the  reasons  for  refusing  a  termination  the  fact  that  the  landlord  is  in  breach 
of  his  responsibilities  under  the  Act  or  covenants.  The  Tenant  Protection  Act  says  that  the  landlord 
must  be  in  "serious  breach"  of  those  responsibilities.  Second,  and  more  importantly,  the  old  Act 
said  that  the  application  should  be  refused  if  a  reason  for  bringing  it  was  that  the  tenant  had 
complained  to  authorities  re  safety  standards  etc,  or  had  attempted  to  secure  his  or  her  legal  rights, 
or  was  a  member  of  a  tenant's  association.  The  new  legislation  has  the  same,  except  that  each 
category  is  preceded  by  "the  reason",  not  "a  reason".  Tenant  advocates  argue  that  this  guts  the 
protection;  why? 
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In  the  Jaffer  v.  Sachdev  case,  reproduced  above,  after  finding  that  the  landlord  was  entitled  to 
evict  the  tenant,  the  court  considered  the  application  of  the  equivalent  section  to  s.  84  (1)  (a)  in 
the  Landlord  and  Tenant  Act: 

I  turn  then  to  a  consideration  of  whether  or  not  s.  121(2)(a)  should  be  invoked  in  favour  of  the  tenant.  Section 
121(2)(a)  provides  as  follows: 

"(2)  Upon  any  application  of  a  landlord  for  a  writ  of  possession  a  judge  may,  notwithstanding  any  other  provision 
of  this  Act  or  the  tenancy  agreement, 

(a)  refuse  to  grant  the  application  unless  he  is  satisfied,  having  regard  to  all  the  circumstances,  that  it  would  be  unfair 
to  do  so." 

It  is  appropriate  in  the  circumstances  to  examine  where  the  balance  of  equities  lies.  It  is  clear  on  the  evidence  that 
while  a  regaining  of  possession  of  the  demised  premises  may  furnish  the  landlords  with  a  convenience,  there  is  no 
suggestion  that  it  is  to  become  their  family  home.  Indeed  such  a  claim  would  ring  hollow  given  the  modest  and 
cramped  accommodation  that  the  apartment  above  the  restaurant  would  provide  compared  to  the  landlords'  spacious 
Mississauga  home.  The  landlords  have  indicated  an  intention  to  effect  certain  changes  to  the  building  at  1435 A 
Gerrard  St.  E.,  not  directly  affecting  the  demised  premises.  Given  the  auxiliary  role  that  is  intended  for  the  demised 
premises  there  is  no  indication  that  the  basement  could  not  be  refurbished  to  meet  the  same  ends.  There  is  no 
evidence  that  the  landlords  have  made  any  attempts  to  have  vacated  one  of  the  units  in  the  3-unit  apartment  building 
they  have  on  Pape  Ave.,  a  short  distance  away.  Nor  is  there  any  evidence  as  to  the  circumstances  of  the  tenants 
there. 

The  circumstances  of  the  tenant-respondent  are  patently  in  contrast  to  those  of  the  landlords.  She  is  a  widow  of 
modest  means  who  enjoys  less  than  perfect  health.  She  has  made  a  social  and  psychological  home  where  she  now 
lives  in  an  ethnic  community  of  which  she  forms  a  part.  Her  lack  of  facility  in  the  English  language  greatly  restricts 
the  ease  with  which  she  could  be  integrated  into  a  new  community.  Realistically  speaking,  were  she  forced  to 
relocate,  her  already  limited  options  would  even  be  more  limited.  The  landlords,  on  the  other  hand,  are  in  much 
better  material  circumstances  and  have  more  options  available  to  them.  They  purchased  the  building  fixed  with  the 
knowledge  that  there  was  a  tenancy  agreement  of  some  long-standing  in  place. 

The  point  was  made  in  Lifshitz  v.  Forest  Square  Apartments  Ltd.  (1982),  36  O.R.  (2d)  175,  134  D.L.R.  (3d)  144 
(Div.  Ct.)  that  one  of  the  paramount  policies  of  the  Landlord  and  Tenant  Act ...  was  to  guarantee  some  security  of 
tenure  to  tenants.  Absent  persuasive  reasons  the  courts  ought,  in  my  view,  to  give  effect  to  that  policy;  the  more  so 
when  the  equities  of  case  weigh  in  its  favour.  After  anxious  consideration  of  the  circumstances  of  this  case  and  the 
applicable  principles,  I  am  of  the  view  that  it  would  not  be  unfair  to  refuse  the  application.  Accordingly,  I  shall 
exercise  the  discretion  available  to  me  under  s.  121(2)(a)  of  the  Act  and  dismiss  the  application  herein. 

Compare  the  Jaffer  facts  with  those  of  Chin  v.  Deiager  (1988),  29  O.A.C.  372  (Ont.  Div.  Ct.) 
where  the  landlord  wanted  a  second  residence  in  order  to  spend  as  much  time  as  possible  with  her 
daughter  who  had  just  undergone  radical  cancer  surgery  and  who  needed  special  care.  The 
application  was  granted. 


